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Abstract 
The purpose of this research is to explore community participation as a 
contributor in affordable housing for low-income people in Dhaka. The research, 
based on interviews and household survey data aims at finding out the determining 
factors of community participation in affordable housing. A mixed method is used to 
collect data as it is considered suitable for gathering information from different 
groups of participants including households in slums, government officials, NGO 
executives, researchers and community leaders.  
Housing remains a problem to the low-income population in Dhaka. There is 
no new housing development targeted for the poor by the private sector. There is 
recurrent slum eviction by the government with no resettlement plan and without 
security of tenure, and no comprehensive policy support for the development of the 
housing for the poor. Housing options for the low-income people are currently 
limited to affordable shelters in informal settlements. The current housing 
approaches of the government for the poor seems to have failed in terms of reaching 
the poor, meeting the affordability levels, and quantity of housing compared to 
demand due to a number of factors such as lack of beneficiary participation, lack of 
resources and coordination and communication among actors. This calls for a new 
approach that can address the problems of current top-down policy.  
It is argued in the available literature that community participation and active 
involvement of the beneficiaries in the delivery of any service is critical to the success 
of a program as people’s participation advances their interests, needs, and aspirations 
in the development discourse. While implementing popular participation, the meaning, 
community nature and objectives of participation become significant. It is argued in 
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the dissertation that that participation of the beneficiary communities though widely 
recognized for successful housing initiatives, in the process of implementation, often 
deteriorate into mere involvement which fall short of a core principle of participation 
i.e. to empower the community. Thus, the question arises: how can community 
participation be a meaningful approach in housing the poor? In doing so, what are the 
associated problems and mechanism?  
For addressing the housing problems for the low-income strata In Dhaka it is 
equally significant to take into account the community involvement so that 
community needs are met. Nevertheless, the traditional practices of implementing 
housing projects has often ignored the predominant themes and plurality of 
community perspectives and thus failed to effectively address the needs of the 
people. Researchers have shown that failure of many housing projects can be linked 
to the lack of participation and in-depth understanding of the community issues. This 
research aims to evaluate institutional arrangements and organizational 
responsibilities to identify the most significant impediments for people’s 
participation in their own housing provision. Current institutional arrangements with 
regards to low-income housing are likely to have policy implications. While 
reviewing   participatory frameworks the research explores different opportunities to 
advance participation of relevant stakeholders including the beneficiaries. It also 
investigates the tensions contributing to lack of coordination between the responsible 
authorities.  
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The research seeks to answer two questions. Firstly, how far is community 
participation an effective tool towards affordable housing efforts for the poor? 
Central to question one, are two other related questions: how are communities 
identified and how community members might be engaged? This required collecting 
information on existing participatory practices, people’s perceptions of their 
participation in development activities, how they could participate in future for 
housing to understand if there exists a favourable environment for community 
organizations and thus, community participation to be an approach for housing. In 
this regard, the participants indicated a range of views and perspectives concerning 
how they participate in any development activity, what was the outcome and how 
they could participate in housing and associated problems of their participation.  
They identified that housing problems of the community can be addressed 
through participation of the beneficiaries only if it addresses communities’ felt needs, 
capacities and interests. The participants showed different interests and varied 
preferences for their housing needs. While some wanted permanent security of tenure 
and in-situ upgrading, some wanted to move out of the settlements they call slums 
for government to rehabilitate them at a new place whereas others were staying there 
simply because the rents were affordable. People agreed that their participation in the 
development programs provided many advantages by offering community members 
the opportunity to contribute and build communal efforts to promote community 
development. However, participation practices and reasons for non-participation 
(motivations) reveals that the discouraging factors of participation included their 
disagreement with the development program where external agencies solely decide 
on the planning of the program and implementation method. Therefore, community 
participation for housing development can only become a viable approach if it meets 
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the needs and aspirations of the members and if their interests are prioritized. In this 
respect, communities can be identified by virtue of interest and needs. Thus 
communities may include ‘existing low-income communities’ i.e. slums or ‘sub 
communities’ from the larger existing low-income communities.  This provides 
options for both communities based and community driven housing development that 
may or may not be restricted in an existing low-income neighbourhood or a specific 
geographic area. 
Secondly, what factors promote or inhibit community participation in the 
planning and development of low-income housing? What are the most appropriate 
mechanisms to advance participation? Through this question, the research seeks to 
identify the factors that promote or inhibit community and organisational efforts for 
low-income housing development. The study identifies several factors that promote 
or inhibit community participation in affordable housing programs, which could be 
communal, organisational, financial and political factors. 
On the question of how communities might be engaged, the research has 
reveals that there are two ways, direct and indirect. In collaboration with a non-
government organization, the community members could directly participate in all 
aspects of the housing issues, as occurred in the ARBAN’s housing project. In the 
low-income housing project people participated in project inception, design and 
implementation through discussions, direct participation in implementation 
monitoring and management. On the other hand, participation through an indirect 
approach was also suggested by the participants in situations which are where 
technical and economic constraints prevent people from direct participation in 
housing activities. According to the participants, the NGOs or private developers 
could participate in housing in partnership or collaboration with government 
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agencies in housing development. The implementing agency could also solicit 
community inputs and support in project implementation, beneficiary selection and 
post implementation management. 
Although a number of national and international organisations have developed 
generalised policy prescriptions for housing the poor in developing countries, no 
single set of guideline can address multiple community level issues in wide variety of 
contexts. Slums areas and squatter settlements may have some similar physical 
characteristics, but the residents living in those settlements are not homogeneous in 
their social characteristics, needs and capabilities. Therefore, uniformly applied best 
practices or examples may not be successfully meeting the specific requirements of 
the residents in concern. Housing projects should become more successful if they are 
guided by a strategy that is well suited to contexts in which they are to be 
implemented. The research provides insights into:  
1. existing practices and mechanisms of grassroots participation in project 
implementation and associated problems,  
2. people’s opinions about the usefulness of the current process, the 
constraints of effective participation of the CBOs and NGOs in providing 
housing in urban areas; and  
3. possible areas of involvement for ensuring adequate access to housing for 
the low income groups. 
In summary, the research contributes to identify areas of possible effective and 
inclusive collaboration and participation of different housing policy actors to 
implement necessary reforms to improve access to adequate housing for low-income 
communities. The research aims to add to the existing knowledge of community 
participation in implementing housing projects and explore a policy framework for 
community participation to assist both the government and non government agencies 
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to effectively collaborate to achieve more sustained outcome of projects. The 
research findings confirm that community participation can be a viable approach if the 
program reflects the community priority, needs and aspirations and affordability. This 
signifies that community involvement in decision-making and designing of programs 
based on felt needs of the beneficiaries is important for participation to become 
meaningful. Thus active and positive participation of beneficiaries in the entire process 
of development including decision making is necessary to empower communities to 
sustain their housing objectives. However, achieving meaningful participation 
involving beneficiaries in their own housing process requires addressing some context 
specific socio-cultural, institutional and technical problems. 
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 Chapter 1: Introduction 1 
Chapter 1:  Introduction 
1.1 Background 
Dhaka, the capital city of Bangladesh, with a population over 12.5 million is 
experiencing massive local migration, resulting in stress on residential and 
infrastructure services. Poverty, rapid population growth and urbanisation are main 
problems behind affordable housing provision. Supply of housing cannot keep pace 
with population increase resulting in shortage of affordable accommodation. Due to 
poverty, lack of resources and inaccessibility to formal institutional hosing finance 
the lower and middle-income groups cannot enter into the formal housing market. 
These factors in combination with growing demand of affordable housing resulted in 
uncontrolled growth of  slums, squatters and other forms of informal settlements. 
This problem of housing is further aggravated, because of speculation and rapid 
increase in land prices, house rent and slum evictions with little or ineffective 
resettlement plans. The government has recognised access to adequate housing as a 
fundamental human right, and in support of this, the country has ratified a number of 
international treaties, and nationally has initiated different policy measures, strategies 
and extended housing support in various projects for low-income people since 
independence in 1971. Yet, there is acute shortage of housing units for the lower 
income people. 
The shortage is particularly acute for the low-income strata in response to 
which there is increased growth of informal settlements. In light of the Millennium 
Development Goals set by the United Nations, international and local actors and 
institutions have acknowledged the need of affordable and decent shelter for the poor 
and thereby to examine problems associated with informal settlements on a global 
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scale. Though the government of Bangladesh acknowledged the fact of growing 
informal settlements and slum population, it remains limited to formulation of 
policies, plans and housing projects that actually target upper income groups. 
Absence of an approved policy; The National Housing Policy, 1993 reflected 
the enabling approach recommended by the World Bank to land and housing 
markets and acknowledged the need for slum improvement and prevention of slum 
eviction and proper rehabilitation. This Policy, amended in 1999, identified a 
facilitative role for the private development of housing for all including the poor. The 
policy, further revised in 2004, but to date remaining to be approved, also 
recommended access of the poor to land and housing with developed infrastructure 
and habitable land. It suggested that urban housing for the poor be located near the 
workplace or included a plan for transportation. Private housing and cooperative 
societies were to be encouraged. Besides, the annual development plans and the five-
year plans also underscored the provision of low and middle-income housing and 
articulated different strategies in this endeavour. However, it has been observed that 
the government’s occasional assertion in policy papers could not make significant 
positive impact on the housing scenario, particularly for the lower income group. The 
policies are not translated into legislations and sometimes existing legislation 
contradicts the declared policy. (G. Rahman, 2008). There is a lack of legal and 
administrative framework to implement the policy. Therefore, the government’s role 
in housing activities is limited to a few housing projects where its role is actually that 
of a direct provider instead of a facilitator. This could be attributed to a number of 
interrelated factors viz. political will, poor governance, lack of scope of citizen’s 
participation, high dependence on donor for development projects etc. However, in 
Bangladesh, as in much of the developing world the sole reliance on the government 
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for delivering basic services has been proved ineffective. Alternatively it has also 
been shown that reliance on the market solely has also been unsatisfactory. The 
market has been neither efficient, nor equitable, given the concern that frequently the 
needs of the poor should be prioritised. 
Limited role of the state; As mentioned above, actual involvement of the 
government has been sporadic in nature in terms of projects, which are not only 
insufficient in quantity, but also ineffective in terms of reaching the lower income 
people. Government’s role with respect to housing programs is defined by Hoek-
Smith as ‘quick fix supply-side programs’ that do not improve the long-term 
functioning of housing delivery to moderate and low-income households’(Hoek-
Smit, 1998). National level public agencies such as Rajdhani Unnaya Kartipokkha 
(RAJUK) and private real estate developers mostly supply housing to the market 
where the access for the lower income people is limited. Moreover, the Ministry of 
Land has in the past initiated a few housing projects targeting the slum dwellers and 
low-income people but these failed to reach the actual lower income either because 
they did not meet the affordability limit of the poor or could not identify the actual 
needs of the poor. 
There are a number of researches on low-income housing requirement as well 
as on slums and squatter settlements in Dhaka focusing on environmental 
improvement, basic services and facilities, health, sanitation and education housing 
design and efficient use of space etc. There is however little research focusing on the 
low-income group and different housing provisions based on their real affordability. 
Nahiduzzaman (2012) in his research showed that with respect to housing the poor 
have a considerable amount of financial capability. According to him, with little 
interventions the financial capability of the poor can be capitalised for different 
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housing provisions and Hossain (2004), in his research showed that about 28 percent 
of the urban poor were members of different community-based cooperatives, 
political groups or voluntary organisations. Both these studies not only reflect on 
community’s strong sense of organisation and micro-governance in forming 
community-based cooperatives but also willingness and potential capabilities to 
generate additional income (Nahiduzzaman, 2012) 
Thus, due to lack of a systematic administrative and legal framework with little 
involvement of the beneficiaries, most housing initiatives for the low-income group 
of people so far failed like many other government led development projects, as a 
community-wide spirit, rightly identified by Lovel (1992), did not develop and hopes 
for village wide co-operation were not realised. Two researchers investigated the 
reasons for such failure. Nahiduzzaman (2012) has identified a communication gap 
between beneficiaries and the housing providers as one of the reasons for 
unsuccessful implementation of the low-income projects. According to him, formal 
housing agencies lack a complete knowledge of the actual financial ability of the 
urban poor, the strength and potentials of systematic community-based cooperative 
business and housing re-location decisions. This fundamental lack of knowledge 
precludes the housing stakeholders from taking the right decisions to achieve 
affordable low-income housing.  
These deficiencies have led to low-income housing projects that have barely 
benefited the urban poor, benefiting other income groups instead. Again Kabir 
(2011) has underscored the significance of community involvement in low-income 
housing project implementation. She mentions that in a low-income resettlement 
project in Dhaka, lack of community participation affects people and the target 
groups in planning and implementation phases. Lack of participation acts as barrier 
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for gaining access to the housing project for the target group as well. She suggested 
that for housing projects to be successful formation of groups and promotion of 
networks helps the lower income people not only to enter into the project activities 
by the flow of information but also could give them the sense of security. Thus both 
Nahiduzzaman and Kabir on the one hand indicate that the current practice of 
housing agencies is unsuitable for meeting the real needs of the low-income group 
and on the other, identify the need for an innovative mechanism that can ensure 
collaboration and coordination among agencies including the beneficiaries. 
‘Community participation in development projects is increasingly being 
considered as key component for better project outcomes and for empowerment of 
marginalised participants from the local community. Community participation is 
claimed to have the potential to combine efficiency with equity’ (UN-ECOSOC, 
2007). The country has a strong track record of community participation in 
development activities. It was during 1990s when the concept of community 
participation became a key method in the policy frameworks for the local 
governance. Since then the NGOs have been contributing significantly in the 
development process and successfully implementing poverty alleviation and 
environmental improvement projects in both rural and urban areas with an approach 
that involves planned interventions at the grass root level with active participation of 
the target community. Although a few NGOs are active in housing finance activities 
in the rural areas, in urban areas the involvement is mostly confined to improving 
infrastructure services and community development activities with differing scale of 
participation and approach, and common set of constraints. The principles and 
lessons from the experiences of community participation in development projects in 
both rural and urban areas in Bangladesh and success stories in housing in different 
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corners of the globe, strengthen the hypothesis of this study that community 
participation as an approach be adopted to ensure better provision of housing for the 
lower income people in Dhaka. However, the course of achieving participation is not 
free from operational barriers that limit participation from achieving its potential. 
Therefore to what extent community participation can be a tool for housing the low-
income people and identifying the inhibiting and facilitating factors for achieving 
genuine participation of the stakeholders is a key concern of this research. 
Therefore, in the context of multiple perspectives to address low-income 
housing problems, government’s passive role, increasing urbanisation and 
consequent demand for affordable housing, growth of slums, community 
participation and practices, this research is an endeavour to identify the prospect of 
community participation as a contributor to low-income housing in Dhaka. It tests 
the assumption that community has the will and capability to better address their own 
affordable housing needs. In line with this assumption, this study seeks to examine 
the problems and potentials analysing different perspectives of housing stakeholders. 
1.2 Context 
The locational focus of this study is Dhaka, which is currently the 11th largest 
urban agglomeration in the World. The city, its municipalities and adjoining urban 
areas, account for about 34 percent of the total urban population of Bangladesh 
(BBS, 2001). Being the national capital, it is the main seat of all trade, commerce, 
higher education, health facilities and employment. Though there is no recent 
statistics available on actual housing requirement in Dhaka, nationwide housing 
requirement was estimated to be 2 million in 2004, increasing at a rate of 372,000 
dwelling units/year. The estimated urban housing need in the years 1993-2000 was 
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658,000 units/year including requirements for new dwellings, replacements and 
backlog, 60 percent of it for the poor (Source: National Housing Policy 2004, Draft). 
According to Islam (2004), there are 1.6 million housing units in the Dhaka 
Metropolitan area1. Housing distribution by income groups indicates that informal 
systems may constitute 60 percent of the existing dwelling units. The mega city of 
12.5 million people, increasing at a 5 percent rate, had an annual requirement of 
218,000 dwelling units up to the end of the century, which included 80,000 new 
dwellings; 102,000 replacement units and 35,000 backlog units (BCL, 1996). This 
total requirement may now stand at above 250,000. Nearly two-thirds of these were 
required for the poor (Mahbubur Rahman, 2005). According to the Real Estate and 
Housing Association of Bangladesh (REHAB, May 2011), the requirements of urban 
poor is 140,000 units, which constitute almost two-thirds of the total requirements. 
Estimates show that 22.18 percent of Dhaka's urban population live at or below the 
absolute poverty level, whereas, 53.62 percent is in low-income group (Bangladesh 
Bureau of Statistics, 2001). 
Centre for Urban Studies (CUS) in 2005 estimated that more than 37 percent of 
the people living in Dhaka City are residents of slums and squatter settlements. The 
current formal housing market is inaccessible to the lower income people considering 
the affordability. Hence, in total, about 5,000 densely populated slum and squatter 
settlements with substandard environmental and housing conditions are offering 
these low-income people affordable accommodation. The pockets of these sub-
standard housing are developed under private ownership as low-income rental or by 
                                                 
 
1 DMA extends over an area of 307 Sq.km whereas Dhaka Statistical Metropolitan 
area (Known as Mega city) extends over an area of 1350 sq.km. (Including 
DMA) 
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the government authority as rehabilitation colonies. They are also being developed 
illegally upon encroachment of public land. In such a state of ‘illegal occupancy’ the 
poor live in constant threat of eviction. According to a study by CUS in 2007, 29 
slums were demolished making 12,129 households homeless. Such actions of the 
government agencies usually do not follow any relocation or resettlement plan. 
Although there are relocation proposals demonstrated in the detailed area plan (DAP) 
for Dhaka city, such proposals have not yet been materialised. In this backdrop 
where there is already an acute shortage of housing, formal housing market is 
inaccessible for the poor and inefficiency of the public agencies to address the 
housing problem and traditional approaches fails to meet the housing demand of the 
poor, it is imperative to look beyond existing housing development practices. 
1.3 Purposes 
The central aim of the research is to investigate whether community 
participation can contribute to effective provision of adequate housing in Dhaka and 
if so what are the most appropriate roles and methods of promoting participation. To 
achieve this aim the major objectives of the study includes: 
 
1. Evaluate the practice and effectiveness of current government policies 
regarding low- income housing. 
2. Assess the existing roles and nature of involvement of NGOs and 
community groups within concurrent housing practices. 
3. Evaluate institutional arrangement and organisational responsibilities to 
identify support to impediments of community participation. 
4. Investigate instances of effective community participation in low-income 
housing provision. 
5. Explore opportunities to advance participation of relevant parties. 
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The research investigates low-income housing policy implementation in 
government’s participatory agenda, the problems associated with it and how 
community participation can contribute to housing provision for the lower income 
people. This research examines the implications of contradictions between policy and 
practice on the policy on low-income housing supply. It describes the social and 
policy environment to identify barriers to implementation the policy. Finally, it will 
explore the opportunities to advance community participation to address the 
problems of low-income housing. In summary, the research aims to find out areas of 
effective collaboration between government officials, planners and professionals, 
stakeholders and citizens to advance community participation in ensuring better 
access to adequate housing for the low-income communities in the city. The 
following key questions will direct the research. 
 
1. How far is community participation an effective tool towards affordable 
housing efforts for the poor? 
2. What are the most appropriate mechanisms to advance participation? 
To address the main research questions there are four secondary questions: 
 
1. How housing and neighbourhood satisfaction relate to level of 
participation? 
2. What are the determining factors of community participation in affordable 
housing in a low-income neighbourhood? 
3. Is decision-making related to level of participation of residents? 
4. What interventions are most effective for promoting participation in 
affordable housing for the poor? 
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1.4 Significance, Scope and Definitions 
Participation of the relevant stakeholders has been identified as an important 
element towards successful implementation of development projects. For addressing 
the housing problems for the low-income strata it is equally significant to take into 
account the community involvement so that community needs are met (Phil 
Heywood, 2011). Nevertheless, the traditional practices of implementing housing 
projects has often ignored the predominant themes and plurality of community 
perspectives and thus failed to effectively address the needs of the people. 
Researchers have shown that failure of many housing projects can be linked to the 
lack of participation and in-depth understanding of the community issues. This 
research aims to evaluate institutional arrangements and organisational 
responsibilities to identify the most significant impediments for people’s 
participation in their own housing provision. Current institutional arrangements in 
regards to low-income housing are likely to have policy implications. While 
reviewing participatory frameworks the research explores different opportunities to 
advance participation of relevant stakeholders including the beneficiaries. It also 
investigates the tensions contributing to lack of coordination between the responsible 
authorities and their overlapping responsibilities. 
Although a number of national and international organisations have developed 
generalised policy prescriptions for housing the poor in developing countries, no 
single set of guideline can address multiple community level issues in a wide variety 
of contexts. Slums areas and squatter settlements may have some similar physical 
characteristics but the residents living in those settlements are not homogeneous in 
their social characteristics, needs and capabilities. Therefore uniformly applied best 
practices or examples may not be successfully meeting the specific requirements of 
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the residents concerned. Housing projects should become more successful if they are 
guided by a strategy that is well suited to contexts in which they are to be 
implemented. The research provides insights into: 
1. existing practices and mechanisms of grassroots participation in project 
implementation and associated problems 
2. people’s opinions about the usefulness of the current process, the 
constraints of effective participation of the CBOs and NGOs in providing 
housing in urban areas 
3. possible areas of involvement for ensuring adequate access to housing for 
the low-income groups. 
In summary, the research should contribute to identify areas of possible 
effective and inclusive collaboration and participation of different housing policy 
actors to implement necessary reforms to improve access to adequate housing for 
low-income communities. The research aims to add to the existing knowledge of 
community participation in implementing housing projects and explore a policy 
framework for community participation to assist both the government and non-
government agencies to effectively collaborate to achieve more sustained outcome of 
projects. 
1.5 Dissertation Outline 
The dissertation consists of the following chapters: 
Chapter One provides a brief outline about the research and the dissertation, 
including the background of the topic, the specific research problem, associated 
research questions and objectives of the study, and lastly, the significance of the 
research. 
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Chapter Two explores the relevant material from the extensive bodies of 
literature on community participation and affordable housing strategies to determine 
the significance of active community involvement in successful implementation of 
housing programs. It reflects on the nature and problems of community participation 
in housing programs in order to understand the meaning, prospects and challenges 
for participation in affordable housing for the low-income groups. 
Chapter Three outlines the research methods for this study by combining both 
qualitative and quantitative techniques. It provides a brief description of selection of 
the study areas, the data collection method and analysis along with the limitations. 
Chapter Four provides a brief account of the governance structure of the 
Dhaka city along with housing administration in the country. It presents a brief 
account of the main housing actors, detailing their areas of responsibly and activities 
and the housing policy and development plans, focusing on housing for the low-
income people. It describes the features of slums in the city and provides a detail 
account of the four settlements under study. 
Chapter Five reports on the results of the study. It explains in detail the 
challenges to community participation in housing activities for the poor; the barriers 
to policy implementation; and prospective areas of participation. The chapter is 
divided in two parts. While part one elaborates these findings from the perspectives 
of the four communities under study, part two presents the data obtained from 
interviews and focus group discussions with participants from government, non-
government and research organisations. The chapter also contains a detailed 
description of housing conditions and community practices in the settlements. 
Chapter Six provides a comprehensive summary of the major findings of the 
study, including surveys, interviews and workshops in response to the original 
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research questions. Policy implications are explored and housing directions are 
recommended for future adoption and application. Lastly a policy framework is 
developed to advance participation in effective housing activities for the poor. 
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Chapter 2:  Literature Review 
2.1 Introduction 
The chapter provides a review of literature and practices of community 
participation in the context of urban low-income housing. In the beginning, different 
low-income housing approaches are discussed to understand the varied housing 
supply provisions available for the urban poor. It is followed by a discussion of 
definitions of community participation, how it is perceived in housing activities, and 
how it is applied and measured to provide a conceptual and practical understanding 
of community participation in housing projects. In the existing body of literature, 
there are more arguments for than against promoting participation in low-income 
housing. There is a growing body of literature emphasising the rationale and 
approaches (Mitlin, 1995; Moser, 1989; Fraser, 2005; Hickey & Mohan, 2004; 
Murphree, 1998), levels of involvement, (Tritter & McCallum, 2006; Harris, 1998; 
Valladares, 1987; Da Silva, 1980), and evaluation of participation (Choguill, 1996), 
as well as key issues in its successful application and materialisation (Miraftab, 
2003). This literature identifies the challenges and difficulties for realising 
participation in projects and provides directions for resolving them. Thus, it can be 
said that there is no universally accepted single participatory model that can readily 
be applied to affordable housing. The multiplicity and varied contexts of application 
add to the complexity in choosing the appropriate types and intensity of participation 
and practical issues may add complexity to the operational objectives of 
participation. Thus, a major challenge is to determine the appropriate ways of 
advancing effective participatory mechanisms to meet the objective of participation 
in a specific context i.e. how to translate the rhetoric of participation into practice. 
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One needs to look more closely at what participation means and to explore 
operational difficulties drawing on varied experiences in housing. Thus, this chapter 
aims at exploring three interrelated bodies of literature to set the theoretical context 
for the research that includes: 
1.  approaches to housing for the poor 
2. approaches to community participation in housing 
3. challenges or success factors in community participation 
2.2 Affordable Housing Approaches 
In general there are two broad strategies to affordable housing provision in a 
country: Universal and Targeted (ADB, 2009). Countries with a Universal approach 
mainly include the welfare nations such as Sweden, The Netherlands, Denmark and 
Singapore and aim to provide affordable housing to all people. Whereas countries 
with Targeted approaches assume that market plays a primary role in housing 
provision and therefore special programs should be implemented to address the needs 
of the low-income or vulnerable groups excluded from the market distribution 
system. Examples of targeted approaches include Canada, Malaysia, United States 
and most of the European Union. However, within these broad strategic approaches 
there is a set of policies for making housing accessible to the population. They are 
generally supply-side policies, demand-side policies or a combination of both. The 
supply-side policies aim to augment housing supply whereas the demand-side 
policies consider increasing the affordability of people to rent or own houses. The 
intensity and form of state involvement depends on the broad strategic goals of the 
government. The Australian Housing Research Institute (2007) identified an array of 
affordable housing options for government in responding to the housing needs of 
lower income people. The options, although different from each other, form an array 
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of affordable housing mechanisms according to the target group, level of government 
subsidy involved, tenure (rental or home ownership) and services provided 
(supported or unsupported), and the delivery agency. It is clear that affordable 
housing development approaches do not fit neatly into one single approach, but 
rather constitute an array with different forms and levels of stakeholders’ 
involvement. An example drawn from the developed mixed market of economy in 
Australia is shown in Figure 1. 
Figure 1: Affordable Housing Options in Australia 
 
Source: (Vivenne Milligan, Phibbs, Gurran, & Fagan, 2007) 
An enquiry into the affordable housing practices in different continents 
provides a generalised understanding of varied options available and approaches 
adopted all over the world to address the affordable housing problem: Massive state 
housing of the communist regimes, social housing of the post-communist and 
welfare regimes of the central and eastern European countries, market interventionist 
social approach of the western European countries, market approach of capitalist and 
mixed economic regimes etc. It is evident that the developed world has adopted 
affordable housing policies under broad strategic objectives of the nation whereas in 
many of the developing countries the general policy is actually practice based and 
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target oriented. It encapsulates both the formal and informal sector supply. 
Nevertheless, none of these countries maintained static policy approaches rather they 
revised the housing strategies in accordance with the felt needs and changing 
understanding of the housing problems. This is particularly due to the realisation that 
exclusive reliance of the state monopoly or the market have failed to achieve the 
desired outcome (Philip Heywood, 2011). As was experienced in Soviet Russia and 
Eastern Europe, the state monopoly in the period 1945-1989 although producing a 
massive housing stock proved to be unresponsive and inflexible (Bater, 1979 cited in 
Heywood, 2011). Whereas in USA and Australia, the weak and remote public 
involvement in the sector led to production of high quality dwellings giving rise to 
problems of homelessness and affordability (ibid p176). Increased realisation and 
genuine willingness led the government to make interventions in terms of partnership 
and collaboration of different stakeholders in the traditional approaches. These 
collaborative approaches are suited to the mixed economy regimes, and can involve a 
variety of stakeholders including the government builders and consumers with inputs 
from other policy approaches (Philip Heywood, 2011). Although the housing policies 
are extremely variable across time and space depending on the role of the 
stakeholders in housing provision, the policy approaches can broadly be divided for 
convenience into four categories: The Statist approach, World Bank approach, Mixed 
Social Market approach and Collaborative approach. 
2.2.1 Statist Approach 
The principle of this model is that housing is public property and a direct tool 
of the state's social policy. The housing in cities was the state property distributed by 
the municipal authorities or by government departments’ based on set rules. The 
origin of this model lies in the inception of communism in Russia and its successor 
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USSR after 1945. In the face of acute crisis of urban housing due to urbanisation and 
industrialisation in 1920s, the housing problems were addressed with ‘consolidation 
approaches2’ in the 1930s. Problems of congestion, privacy, overcrowding and above 
all housing shortages, led the government to bring in an ambitious housing policy 
reform in the early 1950s with large scale construction of cheap five storey buildings 
with the aim of providing each family with housing in about 10-15 years. However, 
the massive scale of construction could not meet housing needs of people. Indeed, 
most families until 1970 lived in communal apartments and until the 1980s, in many 
cities, one third of the population were on the housing list. Along with this another 
aspect of the policy was to reintroduce the cooperative housing in 1960s. The idea 
was that the state provided infrastructure for the houses and offered low-interest 
credit up to 70 percent for cooperative construction (Andrusz, 2002, p135) with 
payment time of 15-25 years (Gerasimova, 2000). 
 
Another interesting example of government direct intervention in housing 
supply (which may not strictly follow the statist approach) is the Singaporean 
housing policy approach during the decades 1960-1980.While this did not strictly 
subscribe to either the paradigm of socialist states where housing is viewed as a right 
and entitlement and the states responsibility to provide for nor that of free-market 
systems where the market is allowed full reign in the housing sector (SU-SSS, 2008), 
it took contributions from both the systems. It followed a socialist housing delivery 
                                                 
 
2Larger apartment in which the residents were exceeding the sanitary norms were 
inhabited with new residents. This resulted in forces removal of the existing 
people in the houses and rehousing of new families giving rise to new 
communal apartments where several unrelated people lived together sharing the 
common areas of the apartment. 
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strategy for lower income people and allowed the private sector to operate on a 
laissez faire basis. It was characterised on one hand by mass construction of 
subsidised housing units by the government authority and making them available to 
low-income people and on the other, involvement of private developers in the 
housing market for the economically better off people. After a decade of such 
subsidised mass public housing construction, the resale of the public housing was 
started in the late 1970s allowing the filtering down of the old housing stock at more 
affordable prices to lower income groups (Beng-Huat, 1996).The rationale behind 
keeping the market is that returns on financial output can generate new cycles of 
construction. This avoids the pitfalls of market-dependent systems where prices of 
housing are often beyond the reach of a large part of the population, or of the 
socialist systems where the absence of capital returns ends up stultifying the further 
provision of public housing (SU-SSS, 2008). In addition, the housing unit is 
separated from the land i.e. land is retained by the state in inalienable public 
ownership (Beng-Huat, 1996). 
The mass construction of public housing was initiated with support from the 
government by the Housing Development Board (HDB) in 1960s. The HDB had 
extensive power in land acquisition, resettlement, town planning, architectural 
design, engineering work, and building material production with only the actual 
construction undertaken by private construction firms. The board was also 
responsible for the delivery of housing but the rental price was set by the 
government. The central aim of the mass production of rudimental housing was to 
meet the quantitative target for rental by the poor. Housing that was initially built 
was mostly meant for rental by the low-income group. The sheer magnitude of the 
public housing in the city-state is evident in the percentage of people living in public 
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housing. Whereas in the 1960s only 9 percent of the population were living in public 
housing, by 1989, that went up to 87 percent (Anne, 2002). Two more policy 
interventions in the 1960s provided a boost in the affordable housing provision. In 
1964, the HDB offered homeownership at below market prices on 99 year leasehold 
arrangements that allowed people to buy flats instead of renting, and in the in late 
1960s, the central provident fund savings was made available to use for purchasing 
housing. 
Another interesting example of statist approach in affordable housing 
development endeavor is China’s public housing development program over the 
recent years. In urban China employee-based welfare housing program was 
dominating till 1998 when housing sector reform took place abolishing the welfare 
housing provision. As a consequence of this market oriented housing sector reform 
majority of the public housing stock was quickly privatized (Yang & Chen, 2014). 
During the post reform period though there was rapid expansion of the urban housing 
stock, and booming real estate driven GDP growth rate,  growing housing prices and 
consequent unaffordability, increasing socio economic inequality led the Chinese 
government to turn its focus on public housing provision in 2007(Chen, Yang, & 
Wang, 2014). A large-scale public housing construction program started in 2009 
producing 11 million units through 2006–2010 and aiming towards building 36 
million units during 2011–2015. This post reform massive public housing program is 
different from the socialist welfare housing of the pre-reform period in the sense that  
new public housing is not developed and controlled by employers or work units but 
by the local government in partnership with commercial property developers (Yang 
& Chen, 2014). The new public housing system comprises of five different programs 
among which cheap rental housing (CRH) is owned and controlled by employers.  
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the rest include public rental housing (PRH), economic comfortable housing (ECH), 
capped-price housing (CPH), and shanty town renovation housing (SRH) which are 
all built and delivered by property developers under the supervisory control of local 
housing bureau (Chen, Yang, & Wang, 2014;p537) . Thus the combination of 
different housing program are designed to meet the differing housing needs of the 
population  within the affordability limit in a modern market economy with direct 
state control. This way through the development of new public housing program 
China ‘s affordable housing approach has transitioned towards a mixed approach 
combining the state agencies and developers in affordable housing creation.  
2.2.2. Social Market Housing Policies 
This approach of affordable housing delivery descends from the German (West 
Germany) ‘social market economy model’ post-World War II. It combines market 
mechanism with social objectives set by democratically elected governments (instead 
of containing central elements of a free-market economy in a regulative manner). 
The economic model seeks an alternative path to communist statism and 
unconstrained free-market capitalism by combining private enterprise with 
government regulation to establish fair competition to maintain a balanced economic 
growth. 
In this approach to housing, governments encourage market delivery to achieve 
social objectives (Philip Heywood, 2011, p. 176). This implies that the state provides 
incentives particularly in terms of tax concessions to the developers and builders to 
provide affordable housing on sale or rent to low-income people (ibid). Some call 
this a ‘restyling’ of state responsibilities in delivering social housing that originated 
as a post-war reconstruction experiment in which a large number of profit and non-
profit providers competed with each other on the open market (Dodson, 2006). The 
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underlying philosophy of application of this approach was that social welfare is best 
served by bringing about economic progress (Busch-Geertsema, 2004). The housing 
providers, known as social landlords had non-profit tax status that continued until 
1990. This approach was actually aimed to avoid the excesses of both National 
Socialist authoritarianism and capitalist profit maximisation (Philip Heywood, 2011, 
p. 188). 
In  social market approach, the market dominates, and government intervention 
is designed to support the proper operation of market forces (Haffner, 2009). The 
pre-war policy of involving the municipalities and cooperatives in housing supply 
was avoided to embrace the new principle in response to the immediate crisis 
(Busch-Geertsema & Bremen, 2000). The private capital-orientated investors, 
development and construction firms were provided with substantial tax benefits for 
providing housing meeting specific requirements with location, type, size and cost 
etc. (Philip Heywood, 2011). This market-oriented social policy resulted in rapid 
construction and fast supply of three million dwelling units in a period of ten years 
(ibid). Thus social housing built and administered by private investors in West 
Germany took a form, which was very different from those of other contemporary 
European nations where municipalities and state institutions were the major social 
landlords. According to Kleinman (1996), ‘social housing’ in West Germany takes a 
very specific form that describes a method of financing housing together with a set of 
regulations and responsibilities about allocation of tenancies, rent levels and 
standards rather than referring to a physically identifiable stock of dwellings. Flats 
which were at one time let as social housing can, once the subsidised loans with 
which they were built have been paid off, be let as non-social private rented housing’ 
(p91). 
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Private-sector provision has long been the norm in the German system, where 
housing is 'social' only for a limited period, before moving into the free-market 
unless owned by the municipality. Austria and Vienna follow the path of Germany 
where subsidies for the construction of social housing are available to private 
individuals and companies who are becoming increasingly important providers. 
However in recent years, the social housing construction and supply in Europe is 
marked by declining municipal involvement and increasing variety of participants. 
Governments curtailed subsidy for new provision is accompanied by increasing 
private participation in both finance and investment for housing. In the Netherlands, 
the housing association sector now funds all its own investment while in Sweden, the 
sector actually makes a positive contribution to government. Several countries have 
introduced initiatives to supply social and intermediate housing with more shallow 
subsidies and private involvement (England, Denmark, Ireland, the Netherlands and 
Germany). These often depend on local government or developers supplying free or 
cheap land and the use-of-the-land-use planning system to enable provision 
(Whitehead & Scanlon, 2007). 
On the other hand in Australia having a market liberal society, greater 
emphasis has been placed in the market  for ensuring individual property rights and 
encouraging home ownership until the 1970s. Although this model led to rapid 
production of detached dwellings, lack of affordability and homelessness was 
increasingly evident and reinforced by government’s retraction on national action on 
housing by means of withdrawal of traditional financial supports to homeowners and 
home buyers in the 1980s. Therefore, increasing emphasis on home lending 
programs started in the 1990s (V. Milligan & Phibbs, 2009). In 2009, Australia under 
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the new economic approach of Social Mixed Economy3, approved 42 billion for the 
Nation Building Economic Stimulus Plan in which 6.4 billion was earmarked for 
social housing. The government encourages the not-for-profit organisations to 
participate in both capital investment and lend-leasing arrangement i.e. both in 
construction of housing and management of social housing delivered. Partnership 
with the local government who can give development concessions is encouraged 
(Queensland Governmant, 2009). 
2.2.3 ‘Enabling approach’ of the World Bank 
The World Bank came into the housing policy in the early 1970s with self-help 
housing projects. However within a decade this approach was proved to be 
unsustainable for the poor due to high associated subsidies and actually serving the 
high and middle-income people instead of the poor (Lindert,2010). This gave way to 
a shift of attention to market enabling strategies that focused on producing a 
supportive legal and regulatory environment for market to work its best for people’s 
housing process. It provides broad normative framework of do’s and don’ts along 
with supply and demand side instruments to be adopted by the developing countries 
to make housing available to their population. The purpose is to provide guiding 
principles (enabling instruments) to the governments within which individual 
countries will prepare the policies and implementation strategies. Despite 
considerable criticism (Harris, 2003; Marais et al, 2008) about the implementation 
difficulties and complexities associated with this, many developing countries have 
adopted many of the policy prescriptions of the market enabling strategy in revising 
their housing policies. 
                                                 
 
3 which includes  ‘a system of open markets, unambiguously regulated by an activist state, and one in 
which the state intervenes to reduce the greater inequalities that competitive markets will inevitably 
generate (Rudd, 2009) 
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The central theme of the approach is a favourable environment in which the 
developers and private sector can perform their best in housing sector. The main 
actor in housing supply is the private sector whereas the emphasis on the role of 
NGOs and CBOs in housing sector is on the demand side i.e. people’s capacity 
building, micro-finance etc. 
The enabling market approach upholds certain policy agendas: unconstrained 
market, privatisation and public/private partnership, withdrawal of state from direct 
housing provision, trade liberalisation, regularisation and property rights, housing 
subsidies, regulatory reforms and mortgage lending etc. The central theme of the 
approach is that governments exercise the role of a facilitator rather than as a 
provider of housing. Government role in housing provisions is therefore to provide 
the favourable environment through instruments for augmenting both demand and 
supply side of the housing market, and by doing so, ensuring actual construction of 
housing will be in the hands of private entrepreneurs. It was emphasised that in order 
to develop the housing sector, governments should refrain from direct housing 
provisions and rely on market-actors and enable housing provisions through policies 
of decentralisation, privatisation, deregulation and demand-driven development 
(World Bank, 1993). The World Bank, in the policy document, Housing: Enabling 
Markets to Work, made two main recommendations: first, governments must restrain 
from intervening in housing and land markets and allow the markets to function more 
efficiently and secondly, housing must be treated as an economic and not a social 
sector (1993). In essence, the document advocated for the privatisation of housing 
delivery. The central rationale behind the emergence of the enabling strategy was 
that the conventional housing programs of the governments constantly failed to meet 
the need, besides scarcity of resources, institutional capacities and massive growth of 
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slums and squatters in the developing countries. In many developing countries, 
studies indicated that, government-administered low-income housing projects were 
heavily subsidised and badly managed, and thereby financially unsustainable and 
non-replicable (Keare & Parris, 1992 cited in Mukhija, 2001). The subsidised public 
housing program fosters a culture of poverty among residents by providing 
disincentives for earning more and by not requiring residents to undertake any efforts 
to improve their situation and making them heavily dependent (Messenger 1992, 
139,Marshal 1994 in Freeman, 1998). Buckley and Kalarickal (2005) viewed public 
sector as unlikely to be a good producer, owner or financer, designer or developer of 
land and housing and argued for adopting market oriented housing and land market 
policies. With empirical research findings they argued that many interventions 
exacerbate rather than improve the housing situation for the poor. Highlighting the 
success stories of implementing policy reform for example, different market friendly 
shelter strategies in different countries, they maintained that as circumstances vary 
widely, policy must be designed to exploit the local conditions (Buckley & 
Kalarickal, 2005). 
Like many developing countries, Bangladesh prepared its housing policy 
according to the enabling agenda and with country specific recommendations of the 
World Bank policy document. The housing policy has adopted many ‘do’s’ and 
avoided some of the ‘don’ts’. Although the influence of the Bank’s enabling strategy 
is quite apparent in the policy provisions, many of the theoretical aspects of the 
policy disagree with the actual practices of the government towards housing sector 
development in the country. The policy describes the role of the government as a 
‘facilitator’ or ‘enabler’ to create a favourable environment for all the actors in the 
housing market and private entrepreneurs to get involved in housing delivery. The 
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Bank’s ‘enabling markets to work’ provides a normative policy input ‘do’s’ and 
‘don’ts’ . As per the neo-liberal approach of the enabling strategy, the government 
identifies deregulation of some existing policy provision and create institutional 
reforms and emphasis on import liberalisation of construction materials, security of 
tenure, housing finance institutions, legal and regulatory frameworks and 
institutional arrangements and coordination slum upgrading, peoples participation 
and decentralisation at the community level. Although some of the policy 
prescriptions are seemingly rational and appropriate for improving the housing 
sector, some of the doctrine assumptions in the policy suggestions are not 
axiomatically true and raise contentious questions for their effectiveness in 
developing country contexts, which are discussed below. 
Although it received wide acceptance for concerted policy reform at the 
country level, the ‘enabling markets to work’ approach also received strong criticism 
among researchers for its appropriateness for developing country contexts where the 
capital market is not developed and where low-income housing is mostly provided 
by the informal sector. The central focus of the criticism is that formal markets do 
not seem to respond adequately to rapid urban growth and poverty, increasing service 
demand of the poor on one hand, and typical economic conditions such as inflation, 
falling real incomes and lack of alternative investment opportunities, on the other. 
‘These factors contribute to excessive speculative investment in land and monopoly 
behaviour for maximising profits—actions that, in effect, limit efficient market 
activity and drive up land and housing prices, without any significantly lowering of 
the threshold for access by low-income households to mortgage or building finance’ 
(Mattingly, Keivani, & Majedi, 2008). 
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The enabling approach emphasises on private sector involvement for housing 
delivery and suggests greater role of the private financial institutions for low-cost 
housing loans. According to Miraftab (2003,p236) such emphasis did not prove to be 
successful in low-income housing policy implementation and housing supply in 
South Africa, rather it reinforced the dominance of the private sector and 
marginalisation of the low-income communities (Miraftab, 2003). The post-apartheid 
South African housing policy, declared in 1998 was prepared in light of the Bank’s 
market enabling approach. It emphasised in particular two instruments such as the 
subsidy program and the integration of the finance sector with housing. It was 
characterised by a one-off housing subsidy to the ‘end-user’, to be used for acquiring 
a core house which can be improved over time. The theoretical basis of this subsidy 
was to promote assisted self-help (Marais, Ntema, & Venter, 2008) in the name of 
‘People’s Housing Process (PHP). It was implemented mainly through self-organised 
beneficiary groups called “Housing Support Centres”. The central aim was to ensure 
stakeholder participation including the beneficiaries, community-based organisations 
and non-government organisations under governmental close supervision. The 
housing policy documents suggested that communities play an important role by 
forming partnerships with private developers and local governments to provide 
shelter for low-income groups. National government acts as an enabler of these 
processes, with implementation power transferred to provincial and local 
governments (Miraftab, 2003). The policy paper states that the government’s 
approach to housing is aimed at ‘harnessing and mobilising the combined resources, 
efforts and initiatives of communities, the private sector, commercial sector and the 
state, and underlines the importance of the long-term partnership among these 
sectors’ (ibid). However, irrespective of strong policy emphasis on community 
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participation, studies show that the policy was a failure in its participatory agenda for 
housing low-income people (Tomlinson, 1999; Jenkins, 1999; Ruiters & Bond, 1996; 
Bolnick, 1999; Miraftab, 2003). Most of the subsidies were to a group on a project 
basis as the low-income people were unable to purchase land on their own, and 
because the subsidy was too low to purchase land and construct housing. In such 
projects the subsidy was directed to the developers who would work with the 
community as partners. This lack of institutional support for the community to work 
as partners of the developer and the bank to lend, then loan to construct housing on 
their own led to what Miraftab mentions ‘the interest of the community was 
sacrificed’ and ‘people were expected to participate in processes that originated in 
the public sector and controlled by the private-sector developers’ (ibid). In 2003, the 
‘peoples housing process’ was revised with new funding and a new institutional 
structure and participatory mechanism introduced to address the problems that had 
surfaced with the contract-driven approach. She mentions that the formation of the 
new approach called ‘community driven housing initiatives’ was much attributed to 
the Homeless People’s Federation, a federation of community-based groups in 
informal settlements which is also supported by an NGO that provides loans for 
housing to the poor. However, so far the PHP has received a mixed reaction from 
researchers. Some view its merit in its process of community mobilisation and 
empowerment (Miraftab, 2003) while others argue that the PHP gave way to state 
control over self-help instead of dweller control (Marais, Ntema, & Venter, 2008). 
Mattingly et.al (2008) also identify ‘market enabling approach neglects urban 
poor people because it over emphasises the formal market process to the detriment of 
other existing modes of provision’. They conclude that development of an adequate 
low-income provision requires policy to go beyond the enabling market strategy, to 
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embrace a more comprehensive and pluralistic approach capable of taking into 
account the social, economic, institutional and political aspect of a specific context 
(Mattingly et al., 2008 p 1827). It was observed by Muraya (2002) that in Santiago 
and Nairobi, the CBOs are heavily dependent upon the NGOs for overall 
implementation and management of the housing project, therefore, the role played by 
the CBOs are determined by the implementing NGO, which may be seen as 
undermining the principle of bottom up approach and signifying ineffective 
community participation. 
One explicit supply side instrument of the enabling strategy is to formalise the 
informal sector by developing tradable private property rights. The conventional 
wisdom suggest the formalisation of informal property rights as a means of 
facilitating market transactions that can realise increases in land values and reduce 
poverty. In support of this view De Soto terms the lack of property titles as the ‘dead 
capital’ and suggests that by granting titles to their land permit the poor to ‘enliven’ 
such ‘dead capital’ and use their properties as collateral for loans to improve their 
houses or any economic activity to break out of poverty (Williamson, 2011)  
The emphasis on the importance of secure tenure in reducing urban poverty 
and promoting economic development, at international forums and by the donors 
particularly the World Bank, has extensively persuaded the developing world in 
promoting land titling programs as a means of increasing tenure security, protecting 
property rights, securing investments, unifying land markets, improving access to 
formal credit and reducing poverty (Durand-Lasserve, Payne, & Rakodi, 2009). 
However, Marx (2009), argues that despite such regularisation activities, in many 
developing countries urban poverty rates remain consistently high. He mentions that 
there is evidence to demonstrate that initiatives to formalise property rights have 
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failed in their own terms in more cases than they have succeeded (Gilbert, 2002; 
AlSayyad and Roy, 2004; Bromley, 2004; Home and Lim, 2004; Rakodi and 
Leduka, 2004 cited in Marx, 2009). Desai and Yadav (2004)find that the common 
belief of granting ownership, being able to facilitate the poor with better access to 
housing provision led the Indian government making concerted efforts at the political 
and policy levels to grant ownership to slum residents. However, it could not provide 
the suggested benefits rather rendering expected beneficiaries homeless in certain 
cases. The customary observation of the government officials in Bangladesh is that 
granting tenure security would encourage more settlers and induce migration from 
rural areas (Ahmed, 2007), and thereby aggravating the urban informal settlements. 
This sets the rationale for more innovative initiatives to address the problem rather 
than solely regularising through granting title. 
Payne (2005), with regards to addressing problems of titling from research in 
Cambodia, suggests ‘many intermediate tenure options, combined with regulatory 
audits of planning regulations, standards and administrative procedures, can 
significantly improve living conditions within the human, technical and financial 
resources available’. He describes different forms of secure tenure ranging from a 
‘simple moratorium on relocations and evictions, to temporary occupation licenses, 
communal or individual leases, community land trusts, communal ownership, and 
customary tenure’. It is also important to reduce the attraction to higher-income 
groups of buying out low-income residents. If such measures are combined with 
modest planning and building regulations and standards, the subsidy burden or 
opportunity cost of such measures can further be reduced, and a virtuous cycle 
established between tenure and regulatory regimes. These can be reinforced still 
further if administrative procedures can be revised to lower the cost of entry to legal 
 Chapter 2: Literature Review 33 
shelter, thus reducing the need for new slum formation (Payne, 2005). He suggests 
exploring some innovative tenure options such as communal land rights or leases for 
upgrading and new development, and making them as part of the global campaign on 
secure tenure by international agencies. 
A more recent work on searching for housing solution for low-income people, 
Choguill (2007) argues that a best practice of housing policy is yet missing as the 
slum population is increasing globally. He mentions three sets of policy objectives to 
achieve sustainable housing: (a) household improvement, (b) empowerment of the 
poor and (c) feeling of self-worth. In pursuit of these directions, he further suggests 
formulation and implementation of policies in five key areas: (a) access to good 
quality building materials, at a cost the poor can afford, (b) building standards 
regarding sanitation, drainage, fire hazards etc., (c) improving housing finance sector 
by lengthening mortgage loan period, developing staged mortgages, subsiding the 
interest rates for such loans, (d) recognising informal sector income for granting a 
loan and developing new areas of micro-finance and (e) availability of land at an 
affordable price and ensure security of tenure (C. L. Choguill, 2007 p.147). 
Although the enabling approach was accepted to be more effective than the 
prior top down approaches there is  little evidence that   it had much effect on 
improving the shelter condition for the poor because the poor are too poor to invest 
(Gilbert 2002 in Desai & Potter, 2013). For pervasive poverty, high cost and 
increasing demand of housing in the developing world, where more than half of the 
population are tenants, calls for a greater emphasis on rental housing policy 
(ibid,309;Gilbert 1997). In this context, considering the constraints of home 
ownership and merits of rental housing in terms of flexibility it provides, for the last 
three decades a number of scholars have been arguing for rental housing as an 
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affordable housing option (Gilbert, 1983, 1993, 2008; Gilbert et.al,1997; 
Gilderbloom & Appelbaum, 1987; Lemer, 1987; Peppercorn & Taffin, 2013; 
Retsinas & Belsky, 2008; UNHS, 2003b; Watson & McCarthy, 1998).  
More recent reviews on the performance of the enabling approach reflect some 
on inherent criticism of the approach that has been going on over years. For example 
in China  despite implementation of the housing sector reforms advocated by the 
World Bank they have seen ‘elite capture’ of the benefits of the housing privatization 
program, practical abandonment of low-income housing provision, high levels of 
housing price inflation, and rampant speculative behaviour in the market lending to 
worsening housing affordability and housing shortages, particularly for the low-to-
medium income groups (Cao & Keivani, 2014) 
2.2.4 Collaborative Approach 
In this approach, the government encourage and support engagement of non-
government organisations and community-based organisations in meeting the 
national housing objectives. It is increasingly evident that the traditional approaches 
to housing the poor through market and state are not solely capable of addressing the 
deepening housing crisis in the developing countries. All around the world the NGOs 
have demonstrated their competence in organising communities, mobilising 
community resources and acting as intermediaries between the stakeholders and the 
communities in the local developmental process. In the housing sector, though their 
contribution is on a small scale, they have demonstrated increasing success and 
innovation in meeting the low-income housing objectives. Their actual contribution 
and potential roles in organising communities, resource mobilisation or as 
intermediaries are widely recognised which is evidenced through their involvement 
in increasing areas of development interest and amount of bi-lateral and multi-lateral 
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aid being spent through them. Their involvement in affordable housing for the poor 
may take different forms with differing levels of intervention in both demand and 
supply side of housing. Turner (1988, p175) identifies three roles of NGOs in 
housing development for the poor, (a) as enabler of CBOs (b) as mediators between 
communities and agencies, and c) as advisors and consultants to authorities with 
decision-making power to make policy-level changes or to make ‘supporting 
policies’ that will permit the poor more freedom to obtain housing for them. 
According to Turner, the central problem of housing in the developing countries lies 
in the existing relationship between the state, private sector and the users. The state is 
the main problem as it is inflexible, hierarchically organised and makes use of large 
scale industrialised building methods which are inappropriate to the resource-base of 
developing countries (Walker, 1988). Turner, in support for his self-help housing, 
argues that the users should be the main catalyst in planning, construction and 
management of their own dwellings and the state should have the support mechanism 
to foster people’s involvement through improving people's access to essential 
resources such as land, finance and infrastructure (ibid). NGOs have the technical 
expertise and organisational flexibilities, knowledge about community and are in a 
better position to maintain effective communication with community groups and 
relationship with organisational stakeholders. This sets another rationale for NGO’s 
role as advisor to the governments and to contribute to the housing policy 
development (Fig 2). 
Turner views that the main problem of housing in the developing countries lies 
in the institutional structure which impedes effective participation of the ‘lowest 
effective level’ in construction, management and maintenance of their dwellings. As 
identified by Wakely, ‘the effective level’ refers to the ‘smallest social group that can 
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economically support or claim exclusive use of goods and service’ (cited in Walker, 
1988). NGOs with their capacity, motivation and resources play the catalyst role to 
organise this social groups and mobilisation of community resources for meeting the 
housing needs of the poor. In this context, NGOs play the role of an enabler in terms 
of organising the community groups so that they have increased capacity to negotiate 
with the authorities as well as helping the community to design their own projects. 
This role of NGOs as enabler to facilitate people’s housing process is well 
recognised and much appreciated in literature and practice. The World Bank has 
been supporting this role of NGOs through advocacy and policy influence in the 
developing countries. Neither Turner in his suggestions nor the World Bank see the 
prospective role of NGOs filling the gap of housing created by the traditional 
approach of the state. However, these ‘people oriented participatory strategies’ of the 
NGOs have established NGO’s rapport to provide grassroots community with 
technical support and capacity building of the poor. The third role mentioned by 
Turner (1988) is the role of NGOs as mediators between state with control of 
resources and people in need. Critics (Van der Linden, 1986; Stein, 1988) argue that 
to become mediators requires an NGO to be autonomous, but practically they are 
dependent on external grants and loans from multi-lateral, bi-lateral and international 
NGOs. The terms of the loan play significant role in design and implementation of 
projects and thereby, constrain their activities and affect the efficiency. 
Worldwide there are examples of community initiated housing that, on the one 
hand, portray community’s struggle for receiving support from the government to 
low-income housing construction, and on the other hand indicate the potential merits 
of a collaborative approach with intermediation of NGOs in low-income housing 
supply in a developing country contexts. 
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Two such projects, the Kamger Putala and Dattawadi projects in Pune are 
illustrations of successful NGO intervention in community led initiatives for housing 
in India. The first one is a resettlement process of 160 families. The NGO called 
Shelter Associates successfully led the community initiative, which was organised 
under Kamger Putla Baandhani Federation. This community led NGO partnership 
approach is a success story of how people’s organised initiative and NGO’s 
mediating role together could overcome political and financial obstacles in the 
people’s housing process. The Dattawadi project is another NGO-Community joint 
initiative in which fifty-six families of the demolished slum of Rajendranagar were 
being rehabilitated. Again, the NGO played the role of a facilitator in terms of 
negotiating with the local government for a secured piece of land, organising the 
community and mobilising the community (Shelter Associates, 2011). 
In Cambodia where there is no formal support mechanism for assisting the 
poor in housing activities, the organised poor were able to develop a participatory 
housing model for themselves. The poor were supplied with a small parcel of land by 
the local and central governments and a managed loan from a community 
development fund for progressive self-help housing development (UN-HABITAT, 
2008). 
Community-driven land acquisition strategies in Philippines illustrate another 
successful model of community-led NGO partnership in low-income housing. The 
nationwide community-driven land tenure program was initiated by a community-
based federation called ‘Homeless People’s Federation’ to address the issue of 
access to land in urban areas. The federation with support from a NGO called 
‘Philippine Action for Community-led Shelter Initiatives, Inc’ in terms of 
professional advice, fundraising, logistics, training and mediating etc. was successful 
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in acquiring three different types of land tenure security i.e. direct negotiated 
purchase, the Community Mortgage Program, and Usufruct schemes. These 
individual community housing stories reflect not only on the urban poor capability of 
fulfilling their dream by getting organised with their meagre resources, but also on 
the need for governmental support to community organisations and community 
collective efforts for housing. 
Figure 2: Affordable housing in a collaborative framework 
 
Source: Developed by author, 2014 
 
 
Coproduction: A new form of participatory strategy 
The term “co production” which is commonly used in the public administration 
field is now gaining popularity in planning through the work of Watson (2014) and 
Mitlin (2008) . The central thesis of coproduction as a new form of participatory 
planning is that people are not passive recipients rather actively involved in the 
process of  producing and delivering of service . It is more than participation to 
produce the required service for the participants rather than fulfilling the norms set 
by outsiders. Coproduction has been defined by Warren (1987) as ‘joined 
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participation of citizens and bureaucrats in the provision and delivery of public goods 
and services’.  Later it was defined by Ostrom (1996, p1073) as‘ the process through 
which inputs used to provide a good or service are contributed by individuals who 
are not in the same organisation’. 
According to Watson coproduction can be initiated by different parties- the 
agency, citizen or the non government organisation. Watson upholds the potential 
role of NGOs in coproduction of services which she termed as “social movement 
oriented coproduction’. The SDI and housing coalition approach  demonstrate that In 
such social movement oriented coproduction the NGOs can provide  professional 
support through global networks (advocacy network) to gain effective relation with 
the state institutions and negotiate for greater benefits(Mitlin, 2008; Watson,2014). 
According to them to two cases of co-production linked to the activities of two 
organisations- Shack/Slum Dwellers International (SDI) and the Asian Coalition for 
Housing Rights (ACHR) indicate a quite different form of “participation”. SDI’s co-
production is different from standard “participation” or “partnership” arrangements 
which is more effective than “lobbying” or “protesting” in terms of actually gaining 
benefits, and the predominantly non-confrontational nature of the process used by 
SDI allows greater participation from women and better chances of securing political 
gains (Mitlin,2008 in Watson,2014) 
 
2.3 Community Participation and Housing 
The term participation is perceived differently by authors with differing 
objectives (Henry Sanoff, 1999). To some scholars, participation means the 
involvement of people in project implementation whereas to others, participation 
becomes meaningful with decision-making in the policy process. Community 
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participation implies direct involvement of community members in the overall 
planning process and development programs and governance at the local level. 
Community participation is also perceived as a way stakeholders influence the 
development process by contributing to the design of projects and by influencing 
public and implementation policies and accountability of the public authorities for 
the goods and services they provide. According to Agenda 21, public participation in 
the decision-making process is one of the fundamental prerequisites for achieving 
sustainable development (Lafferty & Eckerberg, 2013; Warburton, 1998).In the 
planning profession, it is of particular significance as it involves co-ordination 
between the stakeholders i.e. planners, the execution authority and the beneficiaries. 
Participation and engagement help citizens to reconcile their multiple interests and 
explore trade-offs (UN-ECOSOC, 2007). 
The reasons for advocating community participation is for some perceived 
merits that it a) promotes good governance through community representation, b) 
strengthens the relationship of community and government through consultation, c) 
enhances project accountability as it informs involved community’s inputs in terms 
of views in the decision-making process, d) empowers community members, 
equitable sharing of power, political awareness and strength (Paul Samuel, cited in 
Choguill, 1996), e) influence decisions in the political arena, f) increased efficiency 
to lower cost of the project, (Miraftab, 2003) and g) increased effectiveness to 
achieve greater reach among poor (Miraftab, 2003; Lizarralde,2008). One of the core 
essences of community participation is the community consultation through 
representation which is regarded as a proven instrument for more sustainable output 
and successful realisation of development by people because it is more likely to 
produce a set of outcomes actually desired by the community. As Ribot (1996, p40) 
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defines participation, ‘Community or popular participation is about communities 
having decision-making powers or control over resources that affect the community 
as a whole. But, for such decisions to internalise social and ecological costs or to 
assure equitable decision-making and use, they must be devolved to a body 
representing and accountable to the community’ (cited in Mahjabeen, Shrestha, & 
Dee, 2008). 
It is considered to be a process in which individuals, families or communities 
assume responsibility for their own welfare and develop a capacity to contribute to 
their own and the community’s development (cited in Abbott, 1995). As an active 
process whereby beneficiaries influence the direction and execution of development 
projects rather than merely receive a share of project benefit with a view to 
enhancing their well-being in terms of income, personal growth, self-reliance or 
other values they cherish (Paul, in Bamberger, 1986). On the one hand, the World 
Bank (1996) defined participation as ‘a process through which stakeholders influence 
and share control over development initiatives, and the decisions and resources 
which affect them’ (p3). Thus, the term community participation goes beyond the 
meaning of decision-making and sharing project benefits to include cooperative 
action, people’s capacity building which provides a dimension to germane to the 
issue of project sustainability (Paul, 1987). It is an indicator of people’s involvement 
in either decision making in a project or its implementation (Kyamusugulwa, 2013). 
Some view participation as the direct engagement of affected populations in 
the project cycle-assessment, design, implementation, monitoring, and evaluation, in 
a variety of forms. Still others consider participation an operating philosophy that 
puts affected populations at the heart of humanitarian and development activities as 
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social actors with insights, competencies, energy, and ideas of their own (ALNAP, 
2003). 
Thus community participation can be seen as both an instrument and a process. 
Its meaning is reflected in the above definitions and stated objectives which may 
include the active involvement of the community in every step in the project, mutual 
cooperation, shared decision and control over resources and capacity building to 
achieve more sustainable desired outcomes. This conceptual multiplicity and varied 
meanings in a wider variety of contexts result in community participation becoming 
more rhetorical and complex. The complexity is also recognised by Paul (1987). 
While discussing the significance and guidelines for community participation in 
development projects, Paul (1987) raises implementation difficulties and cost and 
risks involved in community engagement, for example: organising beneficiaries 
could be a time consuming and complex process causing slow returns, the risk of 
failure and the visibility of the consequences of failure, the potential of elites among 
beneficiaries to appropriate a disproportionate share of project benefits if inequality 
of income and power is considerable in the community where the community 
participation is practiced. 
Thus, the scholars and development practitioners have been highlighting the 
benefits of participation for decades (for example Chambers, 1994b, 1995, 1997, 
2014; Clayton, Oakley, & Pratt, 1998; Ostrom, 1991). In the literature, it is well 
established that participation is a critical component towards empowering the poor 
and marginalised though gaining more control over the decisions that affect their 
lives. However, there is considerable debate over participation and participatory 
development discourse: how participation is currently perceived and practiced and 
how it contradicts its objectives when it is implemented in development projects and 
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to what extent it facilitates intended outcome (Dill, p718). Participation has been 
criticised at two levels, that of its theoretical and conceptual limitation and lack of 
coherence and secondly technical limitation of the approach i.e. methodological 
application of the participatory pools while being practiced (Cooke & Kothari,2001; 
Parfitt, 2004). The central thesis of these criticism (see Cooke & Kothari, 2001) is 
that participation rather than empowering those at the grass roots, simply provides 
alternative methods for incorporating the poor into the projects of large agencies 
which remain essentially unaccountable to those they are supposed to serve ( Parfitt, 
2004). Participation is simply another means of pursuing traditional top-down 
development agendas, while giving the impression of implementing a more inclusive 
project of empowering the poor and the excluded (ibid,p 538). 
 
2.4 Community Participation in Development Projects and Housing 
The emergence of community participation as an approach to social 
development was enhanced by the United Nation’s popular participation program in 
early 1970s (Economic & Affairs, 1971), and subsequent publications on the subject, 
one focusing on the idea and its relation to community development and another on 
the concept and its implementation. The concept demands the creation of 
opportunities for political involvement as well as measures that enable ordinary 
people to participate in the development process. By the late 1970s, the idea of 
popular participation soon gave rise to more specific concepts such as community 
participation (United Nations,1975;1981. Recognising that the concept of popular 
participation is very broad, the United Nations convened a meeting of experts in 
1978 to consider the very specific issue of community level participation of people 
for development. The idea attracted contemporary academics and researchers 
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engaged in housing and urban development research including Otto Koenigsberger, 
Charles Abrams and John F C Turner. Although the proposals for aided self-help 
housing was made by Koenigsberger (1954) and Abrams (1964), it was Turner’s 
works (1967, 1968) through which the idea was popularised (Midgley, 1986). His 
consistent point of argument for policy change for self-help informed not only the 
thinking of the World Bank but also the agenda of the UN’s Habitat Conference in 
1976 (R. Harris, 2003). The World Bank and international agencies cited Turner’s 
idea to modify the housing sector lending policy to the developing world to 
accommodate self-help, progressive development and squatter settlement upgrading. 
According to Smith (1996), the UN interest in community participation became 
formalised in a number of United Nations reports, including Popular Participation in 
Development (1971) and Popular Participation in Decision Making for Development 
(1975). The Global Report on Human Settlements broadly defined participation as 
peoples’ involvement in projects or programs that are aimed at improving their lives 
(UNCHS, 1987,). Since then, UN-HABITAT is advancing financial and human 
resources in different development projects such as slum upgrading, community 
development, and post-disaster reconstruction etc. in the developing world with the 
objective of empowering communities in the decision-making and promoting their 
active participation in successful design and implementation process (UN-ECOSOC, 
2007). Later in 1992, one of the most important outcomes of Rio Earth Summit, 
Agenda 21, promoted the local authorities of the participating countries to address 
the issue how to formulate integrated approaches to urban governance giving priority 
to participation of communities in decision-making process. 
Along with the conceptual endorsement of community participation, it became 
a popular agenda for development initiatives for governments and NGOs in 
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implementing projects through a process of involving disadvantaged communities in 
the implementation of policies. 
One of the success stories of effective community participation in practice is 
the Baan Mankong program of Thailand The program started in 2003 by the Thai 
government to meet the affordable housing challenge of one million urban poor 
households. The program encouraged community based activities including savings 
schemes, community based designing, planning and implementing the improvements 
of housing and neighbourhood services. The program was managed by Community 
organisation development Institute (CODI). Though CODI is a branch of the 
Ministry of Social development of the Thai Government, its approach was that of an 
NGO. The core participatory feature of the program is the collective action that 
facilitated to form networks with other communities and stakeholders, share 
experiences and resources and making the community members at the centre of 
managing the community funds, house and neighbourhood design, implementation 
and management (Archer, 2012).    
The latter half of the 1990s saw Community Driven Development (CDD) 
emerging as one of the fastest-growing mechanisms for development assistance and 
investment lending (Tanaka et al.2016). For Example, from Mid 1990s the World 
Bank’s support for community participation is increasingly being manifested in the 
design and implementation of Community based development (CBD) or community 
driven development (CDD) projects (Kumar, 2005). It is through the concept of 
community participation that the World Bank initiated the concept of CDD, seen as a 
new generation of the more traditional form of community-based development 
(Tanaka et al. 2006 in Kyamusugulwa, 2013). It is a subset of the much broader 
community-based development (CBD) approach, which encompasses a wide range 
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of projects that actively include beneficiaries in their design, management, and 
implementation. According to The World Bank’s 2003 Poverty Reduction Strategy 
Paper Sourcebook CDD gives control over planning decisions and investment 
resources for local development projects to community groups.  This new generation 
of CDD projects can be placed at the level of empowerment in the broad spectrum of 
different levels of community participation in CBD projects that range from 
information sharing, to social, economic, and political empowerment of community 
groups(Tanaka et al.2006;p2).  
In context of housing, there was a gradual departure of emphasis from self-help 
housing projects, slum upgrading with security of tenure programs or providing 
serviced plots to the poor to building social network and effective community 
participation in planning, design and management of human settlement (Kessides, 
1997). The project-by-project approach was perceived to be ‘costly and elaborate in 
planning and administration, unpredictable in terms of funding and slow in 
producing results’ (UNCHS, 1991a). Consequently, in the 1990s, the Bank started 
promoting the enabling market approach to housing. In essence, this approach 
concentrated on maximising the contributions of all the actors in housing production 
within a supportive legal and regulatory framework (World Bank, 2002). The Bank’s 
focus shifted from project-based lending to policy-based loans for housing finance 
and housing sector development in the developing countries (World Bank, 2002). It 
was well realised that the slum upgrading policies were not effective enough alone to 
address the socio-economic wellbeing of the poor dwellers if they were not 
accompanied by the increasing job prospects and income opportunities, and if the 
governments were not addressing the regulatory constraints of the housing market. 
Instead, more importance was given to increasing infrastructure provision in the low-
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income communities and community development thorough human development, 
income generation and poverty alleviation programs and their implementation with 
participation of the beneficiaries. In this way the community was regarded as passive 
participants in implementing externally designed and conceived plans and programs. 
Community participation was considered as an ‘instrument’ to bring about change in 
lives or in low-income settlements either by self-help housing development or 
upgrading the living environment. 
One of the major arguments for promoting participation in self-help was 
utilisation of community labour for cost reduction and community capital for proper 
implementation, cost recovery and post-implementation management. With such a 
participatory mechanism, involvement of the community is achieved, community 
consultation is ensured and maybe the goal of the project is accomplished. However, 
this process has two basic interrelated limitations: a) it does not address community 
empowerment to determine and assess their own needs and type, degree and 
direction of change they want, and b) the sustainability of the program is at stake. For 
instance, in Bangladesh, the Slum Improvement Project (SIP), a donor-funded 
community-based project was the largest infrastructure improvement program in 
slums implemented until the mid-1990s. Unlike the community participation in the 
previous case studies where the participation emerged out of their own interest and 
felt needs within the community, here the participation is induced by an external 
agency. After implementation of the project, it was claimed to be a successful model 
of slum upgrading with an integrated package of basic physical, social, and economic 
infrastructure services to the urban poor. This government and donor initiated NGO-
led environment upgrading project mandated community participation as an 
implementation strategy for making the project a success. However, research shows 
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that physical environment deteriorated significantly a few years after the 
implementation of the program in City-Polly slum in Dhaka. The reasons were 
identified to be the absence of community consultation in the environmental 
assessment plan of the area prior to implementation of the project (F. J. Chowdhury 
& Amin, 2006). Thus, community participation only in program implementation may 
lead to successful completion of the project, however participation of the community 
need to be ensured at each level of the project implementation, including the 
formative stage to achieve long-term sustainability. 
2.5 Operational Challenges of Community Participation 
From the above discussion it is understood that despite the policy emphasis on 
community participation in project design and implementation, there is a 
considerable gap between perceived aim of community participation and the way it is 
being applied in projects and programs in reality. According to UNCHS it is a means 
to empower community so that they have the capacity to obtain support to their own 
development initiative: ‘the problem is not one of enhancing their capacity to 
participate in a public-sector programme, but to seek the public and private sector 
support to their own development priorities’ (UNCHS, 1991b). Again Cernea (1992) 
identifies a gap between rhetoric and reality in the realisation of community 
participation. The gap is attributed to the fact that the participatory approaches lack 
an adequate method and process for organising participation; a social methodology. 
It is a well-crafted combination of elements in a sequence of activities for translating 
the rhetoric of participation into reality. However, the implementation of the rhetoric 
participation is not an easy task ‘as participatory structures cannot be blue-printed for 
all programs, because they vary with the nature of the task and the characteristics of 
the social group’ (Cernea, 1992;p4). Thus, the problems include implementing the 
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rhetoric participation and the difference in the theoretical objectives and practice of 
participation. There are wide ranges of factors including socio-cultural, financial or 
technical, where some are internal or external to the community that hinder a 
participatory development. However, these are very context specific micro-level 
implementation problems of a participatory process, which should be carefully 
distinguished from macro-level implementation difficulties for initiating an 
operational methodology in which true participation can occur. Operationalising 
these methodologies is attended by implications that need to be identified and 
addressed while designing and implementing community participation. Though the 
list is not exhaustive, some significant difficulties are discussed below. 
2.5.1 Conceptual Clarity 
The preliminary problem for community participation arises with the definition 
of ‘community’ to be involved and determining their level and method of 
involvement. In sociology, community refers to a group of people having face-to-
face contact, common interests, values and a sense of belonging together in a 
delimited area (Sheng, 1990). Thus, in the context of housing for a low-income 
community it would mean housing for a group of people living within a specific area. 
According to Hamdi and Goethert (1997) ‘community are those families who 
identify themselves as belonging to a specific area characterised by shared interest to 
get something done, whatever their differences. There is a both spatial and social 
dimension’ (p67). Although this concept of community appears to be the dominant 
definition of community in the literature, this cannot be an exhaustive definition of a 
community. Today in the age of globalisation and technological advancement, 
society is characterised by diversity in culture, needs, interests and values. Thus 
delimiting a spatial boundary for identifying a community would be narrow. 
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Defining a community within a specific geographical area means restricting people’s 
interactions within an area and disregarding the relations that transcend the 
boundaries of that community. According to Emmett ‘With the increasing 
complexity of human identities and settlement patterns, and the universalisation of 
services that transcend communities, this restriction is a major constraint on both 
analysis and practice’ (Emmett, 2000 p 503).   Ife (2002) identified four different 
types of community: a) Geographical communities which is identified on the basis of 
area, b) Virtual communities in which members are connected to each other via 
electronic media, c) Communities of circumstances in which members are connected 
on a common cause such and lastly, d) Communities of interest in which groups form 
to lobby government for some particular policy change (Ife,2002 in Fraser, 2005). In 
addressing the problem of definition and identification of a community, Heywood 
(2011) defines communities ‘as groups of people who experience and acknowledge 
significant links, expectations and responsibilities towards each other. They do not 
need to be neighbours, but they do need to share neighbourly feelings, which may be 
based on shared spaces, realms of interaction or interest’ (p60). He identifies six 
scales of communities ranging from local to global each with different population 
size and varied nature of links, expectations and responsibilities. (ibid, p61). Low-
income community in a developing country urban context may or may not have a 
spatial component attached with it. For instance, in a slum upgrading project or a 
resettlement project, the community is already established whereas for a new 
development such as in a site and service project, the community is yet to be 
developed (Sheng, 1990). Therefore for housing projects concerning low-income 
people, community participation would imply active involvement of people sharing 
common values, goals or problems or with same aspiration may or may not be 
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located within an existing specific settlement. Nevertheless, the importance of place 
in defining community cannot be ignored as emotional connection is central to a 
sense of community (Manzo & Perkins, 2006). According to them both emotional 
bonds to place and sense of community motivate community members to participate 
in neighbourhood improvement and planning efforts (ibid, p339) 
Defining community participation poses problems as its meaning varies with 
the objective of participation, context and parties involved. Community participation 
to project implementing agencies means involving the beneficiaries in the 
implementation process either to make it more acceptable or making it cost effective 
whereas for the community it means a say in the development of their environment 
and may result in reduction of the cost (Reinhard J Skinner, 1984). Sheng (1990) 
defines participation as an activity in which a community takes part along with 
involvement of another party, government or non-government agency, in the process. 
Thus, community participation refers to involvement by communities as a whole as 
well as by its individual members. Similarly, Hamdi rightly identifies that 
‘community participation is the process by which professionals, families, community 
groups, government officials, and others get together to work something out, 
preferably in a formal or informal partnership’. According to Hamdi (1991), ‘The 
best processes of community participation ensure that everyone involved has a stake 
in the outcome and that therefore they have some measure of control over it. The best 
processes ensure that all concerned will share the responsibilities, profits, and risks 
of what they will decide to do. Their partnership is by necessity rather than luxury 
(p.75). However, according to Hamdi’s insights on the concept of community and 
their participation, it involves an advocacy for the needs of a particular group in a 
neighbourhood where ‘the need’ of the ‘specific group within the neighbourhood’ is 
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assumed to be unique. The focus here is more upon the group and less upon serving 
individuals. Here housing goals are assumed to be the same for each individual in 
that group. Thus, it aims to serves an existing community rather than a community 
that does not yet exist, and fails to recognise the fact that individual preferences and 
needs for housing may differ within that community. 
While participation has been a pervasive feature of development, it has yet to 
acquire a fixed or agreed upon meaning (Dill, 2006). Despite the perceived 
importance of community participation in different sectors of development, there is 
still no clear understand of what constitute meaningful and effective community 
participation(Abbott,2013). Regarding conceptual clarity of participation and 
methodological aspect of participation, Emmett (2000), argues that the ‘concept of 
participatory development is fraught with practical and conceptual difficulties. It is 
due to the fact community participation has remained a concept of practice rather 
than social theory and participatory approaches are generally based on practical 
experience and ideological orientation rather than rigorous research, theoretical 
insight and conceptual clarity’ (Emmett, 2000 p502). As a concept, ‘community 
participation’ is one of the most overused, but least understood concepts in 
developing countries (Lucius & Dingie van, 2000). In this context Midgley says that 
‘community participation is deeply ideological in that it reflects beliefs derived from 
social and political theories about how societies should be organised’ (Midgley, 
1986). This signifies that the rationale for supporting community participation relates 
to power redistribution and more decision-making capacity of the poor. However, 
according to Cernea, people’s participation in government programs cannot be 
achieved by intellectual arguments on the participation rather require a social 
methodology to translate the ‘empty rhetoric’ into real (Cernea, 1992). 
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The conceptual ambiguity is reflected in the diverse aims and objectives of 
participatory development, varied forms of participation and identified problems of 
promoting participation in general. In this respect, Cernea (1992) argues for a clear 
methodology of participatory development. 
‘Since community participation does not have a clear methodology, it lacks 
clear goals and objectives, is usually approached in an ad hoc manner, and is 
unsystematic and therefore cannot be taught or transferred from one person to 
another. This makes the management of participation dependent upon the experience 
and intuition of individuals in order to conduct participatory development, makes it 
difficult to evaluate participatory processes, and in general encourages cynicism and 
a lack of accountability among practitioners’ (cited in Emmett, 2000 p502).	
Emmett also notes that ‘participation does not occur on the level of methods and 
techniques but on the conceptual and theoretical levels. Various methods and 
techniques of participatory development have been advanced, but the underlying 
problems remain (Emmett, 2000 p502).	
However, there are counterarguments on the issue of a single methodological 
aspect of participation that since the form, intensity and approaches of participation 
are dependent and context specific ‘There is obviously no single ‘best’ approach for 
user participation’ and ‘it will be foolish to propose a single theoretical model for 
participation and to imply that it results in ‘better’ projects, since there as many 
notions of what is better as there are participants and contexts” (Davidson, Johnson, 
Lizarralde, Dikmen, & Sliwinski, 2007;p112). According to the World Bank (1996) 
‘that no perfect model’ for participation exists. The form that participation takes is 
highly' influenced by the overall circumstances and the unique social context in 
which action is being taken (1996, p9). According to World Bank there are different 
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stages of participation: information sharing, consultation, collaboration and, finally, 
empowerment (Tanaka el al.,2006). 
Again, more recent literature reveals advocacy for differentiated participation 
methods for different activities (Hamdi & Goethert, 1997; Heywood, 2011). 
According to their insights of arguments, community participation does and must 
differ in methods between activities in which it is being applied. Hamdi and Goethert 
(1997) state that participation should occur ‘in all stages’ of project development, 
however, not all stages of the project require the same level of participation. Given 
specific parameters to meet, a project can be structured utilising the tools and 
techniques appropriate at each stage (p78). Thus these different levels of 
participation relate to different phases of the projects. According to them there are 
five different levels of community involvement. These are: 
1. None - No involvement from the community 
2. Indirect - No direct involvement from the community but the government 
receives information about the community from secondary sources 
3. Consultative - Information is received directly from the community by the 
government 
4. Shared control - Community and government interact as far as possible 
5. Full control - The community dominates and the government is only a 
resource 
The different stages of a project include: 1. Initiation, 2. Planning, 3. Design, 4. 
Implementation, and 5. Maintenance (p.63). 
According to Hamdi and Goethert (1997)  in order to serve the mutual interest 
of the community and the outsider, the matrix of stages of participation and levels of 
participation need to be evaluated carefully while designing a participatory process 
(ibid, p77). 
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Another difficulty arises in the application of this concept in terms of what it 
means in a project environment, what is the goal of participation and articulating the 
purpose of community involvement within the specific structures of project. One is 
participation is instrumental in nature i.e. use of participation as a means of achieving 
some social objectives. In contrast to this short-term form of participation, 
participation can be regarded as an end in itself in which it is a process of promoting 
equity, social justice, empowerment or both. To address the theoretical problem of 
community participation it is necessary to determine the appropriate role of 
community participation within a given context along with organisational design of 
the project i.e. ‘the principles’ of guiding strategic planning in establishing the 
balance between short-term project goals and long-term outcomes (Davidson et al., 
2007). They exemplify through four case studies of post-disaster housing 
reconstruction projects that the premise of community participation confined to 
successful implementation of low-cost housing projects, is not clearly reflected in 
post disaster reconstruction project. Rather, participation of users in up-front 
decision-making i.e. incorporating the users into the organisational and technical 
design processes (which will include the role interaction and interrelationship with 
and between all members of the project team) leads to positive results in terms of 
building process and outcomes (Davidson et al., 2007). 
According to Hamdi and Goethert (1997)community participation is not an end 
in itself, but more a means towards community development (p67). On the other 
hand, according to McEwan (2003) participation is an end in itself. It is crucial to 
explore the relative successes and failures of translating policy into meaningful and 
effective participation at the local level. However, Lizarralde and Massyn (2008) 
deny this saying ‘community participation cannot be an end in itself’ (p13) and 
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consider ‘producing sustainable environment’ as the ‘ultimate end’ of urban 
intervention to improve the quality of life in the developing world. Following the 
argument of Miraftab (2003), they maintain that it is important to review how 
community participation is perceived and the way that participation is implemented. 
They obtain analytical generalisations from their experiences in three case studies 
that the performance of low-cost housing projects does not depend on community 
participation but on a complex interaction of participants, interest, objectives, 
resources and processes that go beyond the benefit of mere participation. They 
question John F Turner’s emphasis on freedom of actor’s (low-income people) 
decision-making (regarding housing) that most concerns them (J.F.C. Turner, 1976 p 
174) and maintain that ‘communities can make bad decisions that negatively affect 
themselves and the city at a large’ (p12). 
Therefore, the challenge lies in understanding the long-term goal of 
participation and design appropriate ways of involving the communities in the 
development initiative. Boakey-Agyei (2009) mentions three sets of school of 
thought towards justification of participation. Firstly, participation is a prerequisite to 
sustainable socio-economic development and general societal well-being. Secondly, 
participation is considered as a way to facilitate political change and means of 
influencing the decision-making process. And finally, participation as a means of 
enhancing social, economic, human and political capabilities of people. The aim of 
participation here is to empower people to improve their socio-economic conditions, 
general well-being and take control of their lives. In this manner, community 
empowerment requires an array of opportunities to choose and decide that affect their 
own well-being and development. They need to be made aware of their rights and 
entitlements, equipped with skills to make informed choices and negotiate for their 
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rights and have access to resources for their development. Therefore participation, 
empowerment and social well-being go hand-in-hand. 
2.5.2 Policy Environment and Institutionalisation of Participation 
Mobilisation and organisation of community members is an important pre-
requisite for successful accomplishment of community participation along with a 
favourable policy environment in which participatory development takes place. 
Many of the limitations of participatory approaches can be overcome through 
institutionalisation of stakeholder’s participation (Reed, 2008; Richards et.al 2004). 
It is argued that in this endeavour, successful institutionalisation of participation is 
necessary. The rationale for such a claim is that communities need skills, including 
professional, technical land physical, to make a positive impact in program design 
and implementation. Sometimes, several programs require specialist skills and 
manpower, with the lack of or misuse of it could jeopardise the whole program 
(Miraftab, 2003; Tapscott, 2013). Miraftab argues that to achieve a synergistic and 
generative relationship among communities, other actors and community 
participation to move beyond tokenism the conception of participatory process and 
institutional guarantees is critical (Miraftab, 2003). With grounded examples from 
two programs in low-income housing development process in South Africa, she 
identifies the conceptual and operational shortcomings of the government’s policy 
that impeded the active participation of communities in the housing development 
process even after two pre-existing supportive conditions such as democratic 
government with people-centred policy approach and strong organised communities 
(Miraftab, 2003). Miraftab (2003) identifies two important prerequisites for 
translating rhetorical community participation into reality i.e., the realm in which 
participatory process is initiated and the way in which community participation is 
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institutionalised. McEwan recognises the underlying significance of community 
participation implying bringing government to the people and active public 
participation in socio-economic development ‘democratic reforms do not necessarily 
help the marginalised unless the institutions of government are improved in terms of 
popular participation. Institutional structures at the local level still have a tendency to 
exclude already marginalised peoples. He further stresses the importance of 
institutionalising the principles of public participation (McEwan, 2003). However, 
enabling legislation and policy alone is not sufficient to ensure participation, rather 
designing of participatory programmes need to take into account the capacity 
building of both communities to organize themselves officials to manage the 
participatory projects (Tapscott &Thompson, 2013).  
Further,  Mansuri & Rao (2004) assert  that participatory development projects 
(both Community Driven Development and Community Based Development) to be 
successful projects are to be undertaken in a context specific manner. Sustainability 
of such development projects depends on enabling institutional environment which 
requires government commitment, and on accountability of leaders to their 
community. They also hold that projects that rely only on community participation 
are not effective at targeting the poor ‘due to a lack of causal relationship between 
any outcome and participatory elements of a development project’.  Buckley also 
stresses the local environment in which participatory process should be initiated. He 
recognises the varied circumstances in the developing economies and suggests policy 
design to exploit local conditions. He argues that depending on circumstances, even 
providing titles can play an important role in housing delivery ‘it is necessary to 
incorporate the poor people in how to effectively address their needs. Increased 
community involvement improves project and capacity to aspire’(Buckley & 
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Kalarickal, 2005; p249). Studies (Mansuri & Rao,2004; World Bank,2003; Platteau, 
2004; Hoddinott, 2002) show that there is increasing concern over the success of 
large scale participatory projects by development agencies such as World Bank in the 
absence of a right kind of enabling environment for community development efforts. 
According to them lack of a broad-based participatory and decentralized system of 
governance the projects are vulnerable to ‘elite domination (see Mansuri & Rao, 
2004; p42). Successful participation depends upon certain preconditions relating to a 
strong legal basis for planning and participation, an enabling political context and 
system, understanding the pitfalls of participatory approaches, available resources, 
empowered local governments and organized communities and stakeholders 
(UNHabitat, 2009).  
2.5.3 Typologies of Participation 
In practice of community participation, the type and intensity of participation 
of the beneficiaries vary widely ranging from sharing information to decision-
making and controlling the entire process. The different forms and typologies of 
participation identified by scholars provide useful insights of the meaning of 
participation and the power relations (Lemanski, 2008) of the agency and the 
community. Cornwall (2008) argues that ‘distinctions that typologies present as clear 
and unambiguous emerge as rather more indistinct’ due to the fact that in the 
participatory process, a variety of different actors are involved each with different 
perception of ‘participation’(p274). Thus according to her it is more important to pay 
closer attention to who is participating, in what and for whose benefit rather than 
mere intentionality of the actors, i.e. whether participation is a means or an end. One 
of the earliest work to explain different levels of participation in terms of community 
engagement in project implementation is Arnstein’s (1969) ‘A Ladder of Citizen 
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Participation’. Arnstein holds the rationale of this classification to unveil the 
manipulation of people in the garb of community participation projects by 
professionals and policyholders (Cornwall, 2008). She describes an eight-rung ladder 
of participation: manipulation, therapy, informing, consultation, placation, 
partnership, delegated power and citizen control with each corresponding to the 
extent of citizens’ power in determining the end product. Manipulation and therapy 
are the two rungs occupying the bottom of the ladder describing ‘non participation’. 
In this, the objective is not to enable people to participate but to enable the power 
holders to educate the participants (Arnstein, 1969). Rungs informing and 
consultation advance to levels of ‘tokenism’ that, as she explains, although allow the 
have-nots to hear and to have a voice, they lack the power to insure that their views 
will be heard by the powerful. ‘placation’ is simply a higher level tokenism where 
have-nots are allowed to advice, but the power holders retain the right to decide. 
Meaningful participation takes place at the last three rungs, partnership, delegated 
power and finally citizen control that are termed equivalent to ‘citizen power’. 
Arnstein’s ‘ladder of participation’ has been criticised by several authors 
including Choguill (1996) who argued that gaining power to influence decisions is 
not the only objective of participation; rather there is one more objective, which is to 
gain urban services, physical or social infrastructure or houses in their 
neighbourhood which will eventually change the status quo. Choguill (1996), 
reviewing Arnstein’s ladder in a developmental context suggests a new scale of 
participation for underdeveloped countries based on the degree of government 
willingness in carrying out community mutual-help projects. According to him, 
where government neglects to offer any support, individuals of the community by 
themselves, plan improvements to their neighbourhood and actually control the 
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projects, the strategy she called ‘self-management’. It emphasises the relationships 
between government, NGOs and the community, and on the type of support it 
receives from outside sources-whether they be from government or NGO, several 
levels of participation that can be achieved by a community organisation. Thus, 
according to Arnstein, the purpose of participation is redistribution of power i.e. the 
participation is an end, whereas Choguill views participation both as a means and an 
end where the objectives of a community organisation are twofold: one is to build or 
up-grade, by mutual-help, physical or social infrastructure or houses, the other is to 
influence decisions in the political arena (M. G. Choguill, 1996). Thus, the levels 
primarily concern community participation in government projects and extent of 
government support for manipulation of community participation. Cases of 
community self-management, where government does nothing, are placed at the 
lowest level of the ladder. Choguill’s ladder is thus not so much concerned with 
levels of local control or citizen power as with the extent to which government 
attempts to manipulate, engage, or support communities in government initiatives 
(Bruns, 2003). 
Sanoff argues that today’s participation is far beyond what is stated in 
Arnstien’s ladders of participation to include information exchange, resolving 
conflicts, and supplementing design and planning. According to him, participation is 
contextual, so it varies in type, intensity, extent and frequency. He reiterates the 
significance of levels of participation and mentions that levels of participation can 
follow Deshler and Sock’s (1985) pseudo-participation and genuine participation. 
According to the classification, genuine participation include cooperation (referring 
partnership and delegation of power) and citizen control (refers to empowerment), 
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whereas the pseudo-participation includes domestication (informing, therapy and 
manipulation) and Assistancialism (placation and consultation) (H. Sanoff, 2000:p8). 
However, well before Cornwall, Pretty (1995) criticised the stage managed 
form of participation and came up with another typology of participation. Her 
arguments rested on two grounds. Firstly, it is prone to create distrust among the 
stakeholders that can add to determine the type of participation in use and secondly, 
the common practice of participation of people in terms of gaining material 
incentives impact the long term sustainability of the project (Pretty, 1995). Pretty 
underscores the conceptual clarification of the term and classified participation 
according to the use, interpretation and meaning of the term. Pretty also recognises 
that in the participatory planning, the process of participation and the roles played by 
the involved participants and agencies and their impact are more important than the 
stages or levels of participation. 
Rowe & Frewer (2002) emphasised on the different ways of public 
participation in science and technology policy rather than stages of participation. 
According to them the lowest level participation is the ‘ top-down communication’ 
and ‘one-way flow of information’ between regulators and the public. A higher level 
participation involves active participation of public representatives in decision 
making or gathering information from public while the highest level involves ‘two-
way information exchange or communication’. However, according to them the most 
appropriate method of public involvement depends on the specifics of any particular 
situation (p6).   
2.5.4 Organisation of Communities 
To translate the rhetoric community participation into reality, effective 
institutional support for community organisation and resource mobilisation is crucial. 
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According to Oldfield (2000) it is the community capacity by which the community 
gets access to resources like housing and build their fight for rights. She delineates 
two crucial components for developing community capacity. The first one is 
increasing unity and cohesion within the community through common struggle, 
problem or language and the secondly establishing external linkages through access 
to power (political representation and leadership) and finance (Oldfield, 2000). 
Lemanski argues that it is important to understand the community capacity and 
organisation in determining the depth of project participation (Lemanski, 2008). 
Effective participation requires a systems perspective that support and builds 
on the interactions among public sector agencies, non-profits, business organisations, 
advocacy groups (Innes & Booher, 2005). As mentioned earlier, community is a 
group of people living in the same or groups living in different localities and 
enjoying varied social networks, based on shared identity, norms and habits in order 
to create value. Thus, today community is more about people than places. In the 
process of successful materialisation of community participation, the origin and form 
of the community organisation i.e. the way people or groups are organised in 
common interest is crucial. It can be argued that despite some similarities and 
common struggle, the community has a diversity of interests. Emmett notes that 
usually this diversity of differences is addressed by expanding the representativeness 
and inclusivity of participation by the community. He argues that to obtain a 
consensus and reconcile the differences, it is necessary to build a certain degree of 
trust among the members to increase cooperation (Emmett, 2000). 
Emmett argues that in community participation, people’s motivation is more 
for self-interest i.e. obtaining a personal benefit than a desire to benefit the 
community as a whole. He holds that it is rational for the community members to 
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expect some personal benefits in return of the time and energy invested in a project. 
He argues that the reason for faltering community enthusiasm during the later stages 
in some projects is attributed to this fact that community people are not able to 
capture some of the resources for themselves, may be in return of the time and 
energy invested. Emmett maintains that some probable consequences of such a 
situation may include gradual loss of people’s interest leading to non-participation, 
conflict between the development agent and the community etc. (Emmett, 2000). 
Drawing on community water supply projects in South Africa, Emmett shows that 
‘community participation does not guarantee success, nor is there a correlation 
between the community’s sense of ownership of a scheme and its willingness to pay 
for the service and community cohesiveness is not a sufficient condition for project 
success’ (ibid,p505). 
Population diversity within a community is found to be an obstacle for 
successful community organizing. Sheng (1990) notes that participation may be 
affected by tenancy, for example in a neighbourhood upgrading project, the house 
owners, whose property (and its value) may be directly affected by the project, will 
be more motivated to participate than tenants who are only temporary residents in the 
neighbourhood. Sometimes the Landlord –tenant relationship can be a deterrent for 
neighbourhood upgrading initiatives. Citing an example from Kenya Imparato 
&Ruster (2003) notes that the landlords in a settlement upgrading and tenure 
regularization project  were more interested in tenure regularization rather than 
infrastructure upgrading and in the process strongly opposed the participation of the 
tenants (p150).  
Communities are often organised by an external agent such as the government. 
However, in some cases they emerge from within participants’ own involvement in 
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the process of struggling for a common goal. Choguill (1996) asserts the significance 
of community/neighbourhood organisation which has the potential of putting 
pressure on public authorities. He finds that programs reflecting community control 
do not guarantee success; rather successful projects are those that fuse collaboration 
within the community to the backing and resources of government and NGO. He 
argues that ‘where there is no political restraint to community organisation, the other 
constraints can be overcome’(M. G. Choguill, 1996, pp 434). Indeed, willingness to 
participate, difference in interest, culture and values among the expected 
beneficiaries influence the community capacity to organise. In Cornwall’s opinion, 
‘the most transformational intentions can meet a dead end when ‘intended 
beneficiaries’ choose not to take part, or where powerful interest groups or 
gatekeepers within the community turn well-meaning efforts on the part of 
community development workers to their own ends’(Cornwall, 2008). In this respect 
Choguill (2007) emphasises active community involvement and stresses on 
government’s intervention in encouraging and nurturing creation of community 
organisations to mutually design and carry out housing projects, ensuring quality of 
housing if private sector is involved, and providing technical assistance for 
maintenance (C. L. Choguill, 2007). On the other hand, factors such as centralised 
administrative structure, failure of government to adhere to legislation, inconsistent 
messages from political leaders and bureaucrats, government’s perception of 
communities, and lack of training affect the government capacity to facilitate 
participation. However, all challenges are strongly interlinked and mutually 
reinforcing (Méheux, Dominey-Howes, & Lloyd, 2010). For organising the 
community participation at project level, Paul (1987) stresses the need for an 
intermediary organisation that can act as a medium for the use of three sets of 
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instruments: (1) Field workers of the project agency, (2) Community 
workers/committees and (3) User groups. This will prove significant in interpreting 
the findings of the study’s surveys and interviews. 
Organisational development is of crucial necessity for building social network 
and social capital to achieve mutual trust and cooperation, social integration, group 
cohesiveness, and common objectives. Existing literature also highlights the 
significance of social capital along with community participation in resource 
management in collaborative projects. Lemanski (2008) holds that community 
participation with community capacity is important for a development project to be 
successful. The concept of social capital may also help to explain why some 
community-based projects fail while others succeed (Emmett, 2000). Lemanski 
(2008) describes the implications of people becoming passive recipients of housing 
units rather than being active participants in the development, without community 
agreement and capacity and cohesiveness, being excluding and dividing them by the 
external agencies from any meaningful participation all of which affected the long-
term sustainability of the neighbourhood, disillusionment and dissatisfaction among 
the people (Lemanski, 2008). 
Emmett suggests more conceptual and theoretical approaches which take on 
concepts such as social capital, the asset-based approach to development, and the 
debate around the role of the state in development, that are able to deal with the 
complexity of social processes to go beyond the limitations of community 
participation (Emmett, 2000). 
Community leadership is identified to be an important determinant of 
successful organisation of community members for collective action. Leadership is 
defined to be the relationship between those who aspire to lead and those who wants 
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to follow. The success of the relationship depends on how people play and work 
together (Kouzes & Posner, 2007).Success is wholly dependent upon the capacity to 
build and sustain relationships that enable people to accomplish change or make a 
difference to benefit the common good. Douglass, Ard-Am, and KIM (2002) for 
example, showed that with strong leadership community were able to solve a number 
of problems in Bangkok. Jha, Rao, and Woolcock (2007) in a study among slum 
communities in Delhi showed that with strong leadership a community was able to 
establish links with political leaders and secure benefits whereas with weak 
leadership another community in Delhi had to face challenges. However, the 
question remains, who should play the leadership role? Is it an individual, a group of 
people or an organisation within or outside the community? Research shows that 
local elites sometimes act as community gatekeepers who attempt to resist direct 
interaction of the beneficiaries and the development agency in apprehension of losing 
their control over the beneficiaries (Lucius & Dingie van, 2000). Certain groups and 
individuals monopolise power and development resources at the local level and in 
the process exclude, or prevent or limit other groups and individuals from 
participation (ibid). The presence of Mastaans and the middlemen or the slumlords in 
the slums and squatters of Dhaka, Delhi or Calcutta are vivid examples of existing 
self-interest groups. Having political patronage, they pose a potential threat to 
community organisation for any development activity as they try to grab a 
disproportionate share of the project benefit, disregarding the interest of the whole 
community. Under this autocratic style of leadership (Lucius & Dingie van, 2000), 
there emerges a patron-client relationship between the middlemen and the 
community members in which organising the place-based community is challenging. 
 68 Chapter 2: Literature Review 
2.6 Community Participation and Affordable Housing 
A number of scholarly publications have emerged on the issue of community 
participation. On the one hand, they focus on the conceptual aspect of participation 
from the point of view of an idealistic model of participation, often prescriptive in 
nature. On the other hand, another stream of publications focus on community 
participation low-income housing projects such as in self-help housing development 
or in slum upgrading projects (V. Desai, 1994; Kamra, 1996) of the government or 
development agency either understanding the power relations, resource transfer, 
finding what went wrong in successful implementation or prescribing remedies for 
effective implementation of participatory development process (Imparato & Ruster, 
2003; Reinhard J. Skinner, 1984). These draw on case studies presenting empirical 
evidences as supporting arguments in favour or opposing community participation 
for low-income housing (Nientied, 1990). In addition to these scholarly literatures, 
the value of community participation is highly regarded by the international 
development agencies, non-governmental organisations and the policy-makers in 
project design, implementation or evaluation. However, in reality low-income 
community housing practices seem to fail to follow the existing policy statements 
where the principle of community participation is not evident in project outcomes. 
Two important issues emerge from the literature and practices of community 
participation in housing the poor in the developing countries: the objective and 
context of community participation. Firstly, the meaning of participation, if not 
contrasting, is different to the government and people. In the community-based low-
income/low-cost housing programs, an external agency conceives and designs the 
program and persuades the beneficiaries to participate. Thus, the central rationale for 
advancing participation is for pragmatic purposes i.e. to reduce the cost or increase 
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the acceptance of the project. Such instrumentation of participation often sidelines 
the central principle of participation of community empowerment, decision-making 
and inclusive development. 
Secondly, community participation in low-income housing has always been 
assumed to be associated with an established place-based community such as slums 
and squatters and other informal settlement residents. The objective of these 
community-based efforts is to provide housing or some facilities that are required for 
housing in a specific area. As defined by Bratt (1986) ‘efforts in which members of a 
community group or tenants join together to produce, rehabilitate, manage, and/or 
own housing. The central feature is that control, and often ownership of the housing 
is in the hands of the individuals who live in the housing or the community.’ It is 
often ignored that not all poor are living in slums, nor all slum people are poor, 
similarly not everyone’s interests or aspirations are same, nor capacity or necessity. 
For example in Dhaka, 45 percent of the people living in slums are low-income 
tenants who found affordable accommodation in the slum. Given an option, they 
want to move out of the slum. Thus, a unified approach targeting all the residents in a 
locality may apparently benefit the locality as a whole, but the benefit is not equal for 
all members. Such an approach results in community decision-making process 
dominated often by a vested interest group representing the community. This affects 
people’s enthusiasm and level of participation and involvement and adds little to 
community empowerment. Thus in the absence of assessing community socio-
economic context of participation, participation in housing takes the form of mere 
inclusion of a residents and their labour, and on occasions, getting people’s opinion 
while designing, thus as a technique of project efficiency neglecting some of its 
principles such as ‘citizen control’, ‘power sharing in decision-making’ etc. In this 
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regard the presence of a separate entity ‘a third sector’ which is not necessarily an 
intermediary body is identified to be critical. As Turner (1988) emphasises on 
enabling local self-management for housing production through resource sharing. 
According to Turner, local self-management is not independent self-sufficiency and 
does intend to off-load government responsibilities. According to him local 
(community) capacity and the central capacity must be assessed for deciding on the 
role of central agency to ensure access to resources and on the role of the 
community-based organisation Thus community involvement, according to him, 
requires a mediating structure which would negotiate between the two (B. Turner et 
al., 1988). The NGO can perform as a community organiser, developer, or 
consultant–as an enabler for the community (ibid, p179).The mediation by a third 
sector enhancing the community capability through successful negotiation is also 
echoed in recent literature (Mitlin, 2008;Nientied et.al.,1990). Nientied et al. 
discussed paradox of people’s participation in low-income housing through several 
case studies in the developing countries. Citing the examples of Karachi squatter 
upgrading project, Tunis upgrading project and Madras slum upgrading project, they 
show that ‘the community participation component is no more than a set of rules and 
obligations for the residents and the ‘scope’ for genuine community participation is 
very limited, and that the slum upgrading policy in general is not conducive to the 
participation of slum dwellers’. However they do not deny the significance of 
community participation in low-income housing and argue that for participation to be 
meaningful in urban low-income housing, a non-government organisation should be 
there supporting the community (Nientied, 1990). Thus they suggest advocacy role 
of the NGOs who would organise the community to create combined popular 
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pressure on the government to give a share of the decision-making power in project 
planning and implementation to the target groups (ibid). 
In more recent literature, the importance of third sector in effective service 
delivery gets reflected through the term ‘coproduction’ (Brandsen & Pestoff 2006; 
Miltin 2001a,2001b). Mitlin showed that citizen led coproduction can bring better 
outcome of services being concerned for the poor. According to Miltin co-production 
is an effective grassroots strategy– with state and citizens working together – to 
secure political influence and access resources and services. Brandsen & Pestoff 
(2006; p496) define the term co production as the potential relationship that exists 
between the regular producer and the clients. The definition signifies the presence of 
an organised group or the third sector.   According to them the third sector that 
comes under various names, such as the voluntary sector, the (private) non-profit 
sector, the social economy, civil society, all with slightly different defining 
characteristics, and with a large degree of overlap (p495) has a direct influence on 
the nature of the service.  
According to Lemanski (2008), community-based capacity needs to be 
developed to ensure communities are able collectively to identify problems and 
consider solutions. Through empirical examples from South Africa he shows that 
community incapacity was a consequence of three main factors: a) internal diversity 
and organisational inexperience, b) external control and exploitation and c) structural 
constraints. This empirical research signifies the need for a grassroots organisation to 
enhance a community’s collective capacity and establish Turner’s supposition of a 
third sector for promoting participation. Lemanski argues that since balance of power 
is the foundation of participation, some level of agency involvement is necessary in 
the process. But too much power on the part of an agency can stifle beneficiary 
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empowerment. Thus community capacity and organisation is necessary in 
determining the type and intensity of participation of community (Lemanski, 2008). 
There is also considerable literature describing the success stories of non-profit 
housing organisations in affordable housing supply (S. D. Harris, 1991; Mitlin, 2001) 
some of such mechanisms have already been discussed in the previous section of this 
chapter. However, it is also important to recognise that community participation does 
not occur in a vacuum, rather, it requires creating a set of preconditions. From the 
existing body of literature it is found that for affordable housing creation by 
community with mediation of the non-profit organisations or non-government 
organisations there are several factors required that include state and local housing 
partnership, supportive state and local legislation, expertise of the non-profits 
community, community support, foundation and corporate support for the non-profits 
and mutual responsibilities of different organisations including the community. For 
sustained affordable housing supply it is essential to draw on the resources and 
capabilities of all types of developers—for-profit, non-profit, and public housing 
authorities (Bratt, 2008). While each type of developer can be successful on its own, 
partnership arrangements are extremely important. The rationale for 
interconnectedness of the different organisations for a common problem solving is it 
results in no organisation being fully in charge (Bryson & Einsweiler; Luke, 1988) 
but accountable to each other for the shared responsibility (S. D. Harris, 1991). The 
need for effective interaction and communication with the beneficiaries is also 
echoed by Kabir (2011). As Kabir (2011) shows, government support and its 
partnership between public and private organisations are not adequate to affordable 
housing creation rather it requires community resources and effective interaction 
between all parties. The project called Bhasantek Rehabilitation did not work due to 
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loss of social, financial and physical capital of the evicted community and absence of 
community’s participation in project design and implementation. The project started 
with evicting thousands of households from the site to develop multi-storeyed 
buildings with affordable units on government land. It was implemented by the 
government in partnership with a real estate developer. The people were evicted from 
the project site which resulted in loss of financial and social capital and more 
importantly, the source of income to many (as many people had onsite/home-based 
informal business activities), and resettling cost at some other place. These all 
contributed to their unaffordability. Thus lack of people’s participation in design, 
decision-making, or in implementation was the result as well as consequence of lack 
of people’s access and lack of information on the project progress and 
unaffordability (Kabir, 2011). 
2.7 Discussion and Conclusion  
From the above discussion it emerges that a) the traditional housing approaches 
for the poor are not adequate to solve the housing problem in the developing country 
contexts, b) participation of the beneficiary communities is widely recognised for 
successful housing initiatives. However, in the process of implementation, 
participation tends to be mere involvement which actually ignore one of the core 
objectives and principle of participation and thereby affecting the sustainability of 
the project, c) involving beneficiaries in their own housing process to obtain 
objectives of participation is characterised by some inherent implementation problem 
ranging from socio-cultural to institutional to technical, which are context-specific 
and mutually reinforcing. It was also identified that a better-organised and supported 
community are capable of addressing their own housing needs in a fashion that is 
better suited to their needs and capacities and in a more efficient manner. However, 
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the discussion implicitly shows that community success depends on how well the 
problems of participation can be addressed in a specific socio-political context. For 
this reason, if the beneficiary’s participation is to be meaningful in their own housing 
process i.e. to make a departure from traditional practice of mere involvement in the 
implementation of project to community empowerment and community decision-
making, one needs to understand the interconnectedness and power relations of 
stakeholders involved. As mentioned by Turner (1996), the power does not mean the 
traditional police power, rather it means the ability to change action and decisions 
and to do something. Although there are abundant examples of community 
participation practice identifying the inherent problems and how to address problems, 
there remains a considerable gap in realising participatory approaches that will 
address community empowerment, community capability in their own housing 
process. It is also important to measure that if people do not participate, who are they 
and why not and in levels of participation, how and when people participate, who 
participate and the nature of their participation in the activity being considered. How 
do different actors perceive their and other actors’ roles in the concerned problem? 
An analysis of these aspects can provide a comprehensive picture of a context and 
guideline of possible interventions that will advance people’s participation in specific 
activities such as the promotion of affordable housing. 
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Chapter 3:  Research Design 
3.1 Introduction 
In the literature review presented in the previous chapter it was revealed that 
traditional housing approaches that regard people and communities as passive recipients 
instead of actors in their own development process along with an emphasis on market as 
the principle housing delivery agent, could not contribute much to meet growing low-
income housing needs. It also revealed the interconnectedness of community involvement 
and success factors of low-income housing projects in developing countries. While 
arguing for community involvement in their own housing endeavour, it was also 
identified that implementing participation involves multifarious difficulties if it is to 
achieve empowerment and social well-being and achieving sustainable housing outcomes 
that meet the needs and capabilities of the participants. Placing this argument in the 
context of Dhaka, it was revealed that a lack of beneficiary participation was one of the 
contributing factors for failure of traditional low-income housing initiatives, realising 
participation poses context specific challenges and requires a policy framework which the 
research intends to address. 
The aim of this chapter is to explain the research methods in detail used in this 
study. It starts with providing the philosophical foundation of the research method. The 
chapter discusses the guiding principle for the research strategy selected, the procedure of 
data collection techniques and the selection of participants and case studies. This is 
followed by an outline of the analytical tools used, ethical considerations and limitations 
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of the research design. It also articulates the difficulties encountered while collecting 
primary data that affected the research. 
3.2 Research Philosophy 
The mixed-method is the overarching research approach framing the methodology 
of the research. It is only in the last few decades that qualitative and quantitative 
approaches have become integrated and the recognition of the mixed method as a distinct 
approach.  Before this time, the social and behavioural sciences researchers were divided 
along a paradigmatic line with the quantitative and positivist researchers on one side and 
the qualitative and interpretivist researchers on the other (Onwuegbuzie & Leech, 2005). 
The new paradigm has often become termed as  ‘pragmatism’- a mix of post-positivism 
and social constructivism, a leaning towards post-modernism and an emphasis on 
empirical knowledge, action, triangulation, and the changing interaction between the 
organism and its environments (Grbich, 2013 ,p 9). Though pragmatism is accepted by 
most of the mixed method community as the best philosophical basis for mixed method 
research, there are other positions as well such as Transformative paradigm and 
Dialectical paradigm. (Plano Clark & Creswell, 2008). However, the mixed method 
research can be used with any paradigm. This study takes the stance of pragmatism. The 
pragmatist researchers focus on  the ‘what’ and ‘how’ of research problem and it places 
the research problem as central and applies all approaches to understanding the problem 
(Creswell, 2013). This particular approach is selected for the study that aims to address 
‘what’ and ‘how’ research questions related to exploring existing community 
participation and its relation with other socio-economic variables and gaining community 
perceptions of ‘how’ to mobilise their participation in housing efforts. The pragmatic 
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approach places the research problem as central and the data collection and analysis 
methods are chosen as those most likely to provide insights into the question with no 
philosophical loyalty to any alternative paradigm (Mackenzie & Knipe, 2006). 
3.3 Research Design 
Research designs are sometimes confined to procedures for collecting, analysing, 
interpreting, and reporting data in research studies. (J.W. Creswell & Clark, 2007,p 58). 
Deciding on the research design is demanding due to nature of the research problem 
under study. There are a variety of research designs available for social science inquiries 
such as hypothesis testing, experimental research, survey research, ethnography, and 
mixed methods. On the other hand, the research methods are more specific. They are 
techniques of data collection and analysis, such as a quantitative, standardised instrument 
or a qualitative theme analysis of text data (Creswell, 2003; van Manen, 1990 in J.W. 
Creswell & Clark, 2007 p.4). The research used a mixed method research design 
employing multiple methods of data collection including survey, in-depth interviews, 
focus group discussion and document analysis. 
Creswell and Clark (2007) define mixed methods, as a ‘methodology that involves 
philosophical assumptions that guide the direction of the collection and analysis of data 
and the mixture of qualitative and quantitative approaches in many phases in the research 
process. As a method, it focuses on collecting, analysing, and mixing both quantitative 
and qualitative data in a single study or series of studies. Its central premise is that the use 
of quantitative and qualitative approaches in combination provides a better understanding 
of research problems than either approach alone’(J.W. Creswell & Clark, 2007). 
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The research draws upon Creswell’s (2003) framework of research approach. In the 
research design both qualitative and quantitative research methods of survey, in-depth 
interviews and focus group discussions were used. Thus, the use of mixed-methods aims 
to provide a more comprehensive investigation of the research questions. The central aim 
of adopting the mixed method approach is to neutralise the disadvantages any single 
approach, either qualitative or quantitative. It is popularly used in public policy research. 
Policy research employs a number of methods, techniques, and tools in analysing public 
policy issues as well as promoting better policy (Haas & Springer, 1998). 
The main purpose of this research is to investigate the effective mechanisms for 
participation of low-income people in affordable housing efforts. In this context, the main 
research questions of the study include: 
1. How far is community participation an effective tool towards affordable 
housing efforts for the poor? 
2. What are the most appropriate mechanisms to advance participation? 
These questions are exploratory in nature. According to Creswell and Plano (2007), 
an exploratory research question is used when a study seeks to gain an understanding of 
anew topic that has not had much research on it before. To address the main research 
questions there are few secondary questions: 
1. How housing and neighbourhood satisfaction relate to level of participation? 
2. What are determining factors of community participation in affordable housing in 
a low-income neighbourhood? 
3. Is decision making related to level of participation of residents? 
4. What interventions are most effective for promoting participation in affordable 
housing for the poor? 
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Figure 3: Relationship between research questions and objectives of the 
research 
 
 
Figure 3 shows the links between the main research questions, the secondary 
questions that are contributory questions in nature and the detailed objectives of the 
research. Each of the objectives is not mutually exclusive rather in combination address 
the research questions. The figure is useful providing flexibility needed to describe the 
complex framework, and to gain in-depth understanding of the research problem (Figure 
7 later in this chapter provides further details including the data collection methods to 
achieve each objective). The major data sources for this study include a household survey 
containing closed and open-ended questions to obtain both qualitative and quantitative 
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data, in-depth semi-structure interviews and focus group discussions with subjects 
themselves to gain rich informative texts. Thus, through adopting a mixed method the 
study keeps the research questions central and employs a verity of qualitative and 
quantitative methods for collecting and analysing data with multiple philosophical 
traditions. Thus mixing occurs at the design level analysis and interpretation level. 
According to Creswell (2007) there are four major types of mixed method designs: 
Triangulation, Embedded, Explanatory and Exploratory. 
 In the Triangulation Design, different but complementary data on the same topic is 
collected to best understand the research problem. This one-phase design is used when a 
researcher wants to directly compare and contrast quantitative statistical results with 
qualitative findings or to validate or expand quantitative results with qualitative data or 
wants to expand the researchers quantitative findings with some open-ended qualitative 
data(J.W. Creswell & Clark, 2007). 
The Explanatory Design is a two-phase mixed methods design that starts with the 
collection and analysis of quantitative   data. This first phase is followed by the 
subsequent collection and analysis of qualitative data. The second, qualitative phase of 
the study is designed so that it follows from or connects to the results of the first 
quantitative phase. On the other hand, using Exploratory Design as a two-phase project, 
qualitative data collection precedes quantitative data collection. The purpose of this study 
is to explore participant views with the intent of using this information to develop and 
test possible instruments with a sample from a population. This design is particularly 
useful when a researcher needs to develop and test instruments which are not yet 
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available(Creswell, 1999; Creswell et al., 2004) or identify important variables to study 
quantitatively when the variables are unknown(J.W. Creswell & Clark, 2007). 
Lastly, the Embedded Design is used in when one data set provides a supportive, 
secondary role in a study based primarily on the other data type (Creswell, Plano Clark, 
et al., 2003 in Creswell& Clark, 2007). This particular research design is adopted for this 
research because of the embedded interrelationships of the qualitative and quantitative 
components of the questionnaire survey data. One concern of this research is to explore 
how far the problem of affordable housing for the low-income people is attributed to the 
existing planning practices in the city and how to address the problem and, in this quest, 
how community participation can be a tool to address the problem of affordable housing 
for the specific income group under study. A differential perspective from different 
stakeholders including the potential beneficiaries about the problem provides an in-depth 
understanding of the nature of the problem as well as a direction towards solution to the 
problem. Therefore, the research has employed a combination of qualitative research 
methods such as in-depth interviews and focus group discussions and quantitative 
methods such as survey questionnaires to explore the real situation and to gain in-depth 
understanding of the complexity of the problems. The survey questionnaire has both 
qualitative and quantitative components where both the data sets are used for co-
relational analysis. In addition to this questionnaire survey, the research design has other 
phases of data collection with focus group discussion and semi-structured interviews. In 
the entire research, though different data sets or methods answers the research questions, 
the quantitative data sets supplement the qualitative data throughout. This Mixed Method 
Embedded research design (concurrent) is most suited when a researcher needs to 
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include qualitative or quantitative data to answer a research question within a largely 
quantitative or qualitative study or when a researcher need to embed qualitative data 
within a quantitative methodology (ibid, p67). 
   Figure 4: Mixed-method Embedded design 
 
 
         
 
Source: Creswell, 2003 
3.4 Research Methods 
As per the mixed method research design both qualitative and quantitative methods 
were used to obtain data. Primary data was collected through a household questionnaire 
survey and focus group discussions conducted in four low-income communities in Dhaka 
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city and semi-structured interviews of relevant government and non-government officials 
and civil society members. The fieldwork for data collection stretched over a four months 
period from March 2012 to June 2012. 
	
3.4.1 Questionnaire Survey 
The household questionnaire survey was designed to identify existing socio-
economic characteristics of low-income communities and their level of participation in 
on-going projects to improve their living environment. The specific purpose of the 
questionnaire survey includes: 1. Find out the relationship between the nature of 
participation of people and their income level, duration of stay, sense of community, 
housing and neighbourhood satisfaction and tenure. 2. Nature of community relations 
with external organisations.3. What are the barriers of people’s participation and 4. Find 
out the community perspective on community’s participation in housing. A pilot survey 
was conducted among twenty households in a settlement which determined the feasibility 
of the final survey and identifying any problems with the prospective database and 
platform.The interviewer administered the questionnaire in a door-to-door survey and 
was able to gather socio-economic and demographic data about the target population in 
the low-income settlements, data on their community life, association and involvement 
with community-based organisations or associations, their social networks, their 
participation in community activities and their opinion on their prospective role in 
housing related activities in the community and associated problems and required 
interventions in this endeavour. Open-ended questions were included to capture the 
attitudes and beliefs on community’s prospective role in addressing the problem. 
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3.4.2 Focus Group Discussion 
Focus group discussions are useful in providing supplementary information to 
surveys and interviews in the course of informal discussion with a group of participants. 
It is expected that through organised dialogue with a selected group of individuals it is 
possible to obtain several perspective of the same topic, gaining insights into people’s 
shared understandings of the issues, and to gain information about their views and 
experiences of a topic and their expectation. Through focus group meetings, as was 
expected, some key issues would be unveiled that are barely addressed in the 
questionnaires. 
The focus group discussions were held within the community including the CBO 
leaders and NGO representatives in each study areas. The sessions were organised by 
non-government organisation/s working in the settlement. The discussion held in the 
community club or in the NGO run schoolroom with about seven to nine people. Verbal 
consent was taken from the participants before the sessions began so that the participants 
were aware of the purpose of the research and were willing to participate. 
2.4.3 Interview of Participants 
The research requires an in-depth understanding of the nature of policy 
implementation problems and a guideline for searching prospective resolution for it with 
inclusive and active participation of the community. Therefore, identification of key 
informants from specific groups among the stakeholders is crucial. In this regard, an 
interview ‘purposive sampling technique’ was used to select key informants from 
government agencies, civil society organisations, research organisations and researchers 
and academics who could provide the necessary information required on the research 
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concerns. According to Creswell (2003), in the interview method, the participants have 
more freedom and control than in other structured methods. In the study, the qualitative 
method by semi-structured interviewing is most appropriate for gaining insights of 
participant’s own perspective of the problems and probable solutions rather than seeking 
opinion on a set of pre-defined problems and solutions. Prior contacts were made with 
key officials at selected stakeholder organisations and the participants consent form along 
with the interview schedule were mailed to them to provide clear understanding of the 
project objectives and their participation. 
The semi-structured interview guideline was prepared considering the area of 
expertise and professional involvement. The questions were structured around some key 
issues so that required information can be gathered, besides opinions and insights into a 
topic. The rationality of such a semi-structured interview containing open-ended 
questions is to provide flexibility in the interview sessions and due to the difference in 
functional spheres of organisations. Thus, for conducting the interviews, four types of 
questionnaire guidelines were prepared. In all, a total of twenty officials from different 
government, non-government and private organisations participated in audio-recorded 
interviews between April 2012 and July 2012. 
The key themes of the interviews of the NGO officials included existing and 
potential nature of involvement of the communities in implementation, institutional and 
regulatory or other barriers to diversify their interests in urban housing provisions, and in 
this respect, what could be the most effective involvement of the community. Interviews 
of the officials at the public agencies centred on issues such as nature of stakeholders 
participation in the planning process, organisational structure and roles played by 
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different organisation in planning the implementation process to identify the constraints 
of effective participation of community organisation and decentralised development as 
well as to identify the policy implementation difficulties. The interview of the 
researchers, consultants and academics was intended to gain insight into the public 
decision-making process for low-income housing, embedded constraints in housing 
policy implementation and constraints as well as scope for ensuring people’s 
participation in the program design and their realisation for the poor. Therefore, use of 
qualitative research techniques in specific case studies, complement and verify the real 
complexity of the problem identified through quantitative research methods in survey 
areas, and provide evidence-based guidelines to suggest appropriate participatory 
mechanism for housing solutions for that society. The interviews and focus groups were 
tape recorded with prior consent of the participants. Later on, they were translated and 
transcribed and categorised according to pre-defined variables for analysis. 
3.5 Survey area selection 
The survey was conducted in four low-income settlements. As stated earlier, the 
focus of the survey was to target the specific income group of people and their existing or 
potential participation in housing activities for themselves. Although there is no formal 
categorisation of income groups and specific definition of lower income group in Dhaka, 
as discussed in chapter four, for the research purpose it was considered that the lower 
limit of monthly income of lower income group would not be less than TK10,000. 
Therefore, it was aimed at identifying the target group in the low-income settlements 
most ideal for the research purpose. However, the areas were selected on the basis of four 
determining criteria. The selection process started with consultation with the NGOs and 
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CBO (NDBUS). The organisations were asked to provide a list of 
settlements/communities they have worked with along with the nature of the program. On 
the basis of consultation outcome, ten settlements were shortlisted for further evaluation 
against three groups of criteria. Detailed evaluation matrix for selecting the settlements 
from shortlisted ones is provided in Table 2. 
The first criterion for selection was the existing community organisation by NGOs 
or CBOs. As stated earlier, in the country, particularly in Dhaka city, legislative 
difficulties and lack of security of tenure act as deterrent factors for donors to invest and 
NGOs to participate in direct housing provision through mutual help for the poor in slums 
and squatter settlements. Therefore, instead of housing loans, tenure regularisation or 
assistance in dwelling construction with infrastructural upgrading, activities such as 
providing water and sanitation, healthcare facilities, informal education, micro-credit and 
income-generating activities have started gaining increased consideration of the donors 
and NGOs. Third party intermediation i.e. involvement of a public agency or NGO in 
upgrading the living environment and existence of community organisation within the 
settlement may be important prerequisites for successful mobilisation of community 
participation. Therefore, participation of NGOs and CBOs in upgrading the physical 
environment in a low-income informal housing community through active community 
involvement was used as one of the determining criteria for selecting cases. 
The socio-physical characteristics of the community are another important 
consideration for case study area selection. There are different types of housing options 
for the poor such as: pavement dwellings accommodating mainly the homeless and the 
poorest of the poor, squatters accommodating comparatively the better off among the 
 88 Chapter 3: Research Design 
 
 
poorest and slums being the housing for lower income people often the petty traders, 
small business entrepreneurs, garment workers and government employees. Other 
characteristic features considered while selecting the areas included the size of the 
settlement, the age of the settlement, the occupational characteristics of the residents and 
the location. Effective participation of the community in housing activities is related to a 
number of factors: number of participating households that is neither very small nor very 
large, well established communities i.e. which have been developed over a considerable 
time, for example, the settlements located within Dhaka Metropolitan area are primarily 
at convenient distance from employment opportunities i.e. the occupants are the working 
poor who are living there to minimise the transportation cost to workplace. This group of 
criteria individually scored the settlements after consulting the NGOs working in the 
settlements. One important sub-criterion within this relates to tenure and land ownership. 
The approaches of NGOs and CBOs for service provision and upgrading activities are 
determined by and differ considerably with the type of tenure along with people’s 
motivation and participation. The cheap housing on a privately owned land is less likely 
to attract NGOs for environmental upgrading. Therefore, the settlements that were 
selected for the study were all those that have been developed on government owned 
land. 
The research required direct community interaction over several days for 
accomplishing the household surveys and conducting focus group discussions. Therefore 
rapport building with the community was necessary. The NGO currently working within 
the community have already built up the relationship through conducting regular 
meetings with the community representatives. Hence, it was considered appropriate to 
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gain access to the community through the NGOs. To decide on the accessibility, density 
and permeability criteria in these group prior visits were made to settlements with NGO 
representatives. 
From the ten short listed settlements four settlements were selected to conduct the 
household survey and focus group meetings. The detail evaluation criteria are described 
given in the table 1. 
Table 1: Study area selection 
Criterion 	 Factors	 Information source	
Consultation Known programs 
-working area of the contacted 
NGOs/NDBUS  
-Time of involvement (current) Area of 
involvement (Environmental upgrading/ 
awareness/capacity building)  
-Duration of involvement 
Consultation, 
Research publication 
Physical & 
social 
characteristics 
-Age of the settlement 
-Appearance  
-Tenure 
CUS/consultation/observati
on 
Feasibility -Accessibility  
-Existing information studies 
-Permeability (well connected with 
surrounding areas)  
-Density (average density) 
CUS, Consultation and 
observation 
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Table 2: Evaluation Matrix for survey area selection 
Evaluation	criteria	 Areas	/settlements	
 Bhasa
n 
ntek 
Kallayan 
pur 
Baunia 
bandh 
korail Bagan
bari 
Begun 
Tila 
Rayer 
Bazar 
Balur	
math 
Kurmi 
tola 
Shahidn
agar 
Consultation^           
working area of the 
contacted 
NGOs/NDBUS 
3 3 4 4 1 2 1 2 1 2 
involvement ^^ 10 16 18 16 6 15 3 15 3 10 
Area of involvement 
(Most related to Env. 
upgrading)^^^ 
6 12 16 6 4 10 3 12 4 3 
Socio-physical 
Characteristics^^^^ 
          
Age (long established 
with no recent 
eviction) 
4 4 5 2 2 5 3 4 2 2 
Tenure( with less 
multiplicity of 
ownership) 
4 4 4 2 4 5 3 4 3 3 
Appearance (not 
squatter) 
3 4 5 4 2 3 3 4 3 3 
Feasibility^^^^           
Accessibility 
(through NGO, less 
scepticism of the 
community) 
3 3 5 1 1 5 2 5 1 2 
Permeability 
(connectivity with 
surrounding areas) 
3 5 5 2 1 4 2 3 3 2 
Density  2 4 4 4 3 4 2 4 3 3 
Total Score 38 55 66 41 24 53 22 53 23 30 
 
^Total number of NGOs (among those being consulted) has current/previous programs in the settlements. 
This criterion also acts as a weighted factor for calculating the scores of other two (criterion 2 and 3). 
^Community involvement ranges from current to past.  1=program finished over last 10years, 2=program 
finished over last 5-10 years,3=program finished within last 5years,4=just finished,5=current. The score of 
an individual settlement is obtained by multiplying the number of organization (criterion 1) by involvement 
score (criterion 2).Thus a score of 10 may mean 2* 5 (number of NGO x current involvement). 
^Area of involvement scores ranges from 1- 5 with highest score to projects most related to housing, and 
Environmental upgrading 
^Individual settlements are assessed with socio-physical and feasibility criteria. The settlements are 
evaluated on a 5-point scale. 1= unacceptable,2=poor, 3=fair,4=good,5=very good.
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3.6 Selection of Participants 
The group of participants in the research is comprised of four clusters of people: 1. 
household survey respondents’i.e1. The dwellers, 2.The representatives from NGOs and, 
practicing professionals, 3.Academics in the field of housing and 4. Officials from public 
authorities. For the research the target group was identified in the case study areas. This is 
due to two reasons: a). The target people have some exposure to joint community 
activities operated on by non-government organisations and community based 
organisations, and b) it is comparatively difficult to identify such income based 
communities in non-slum areas. Sampling size for this study was 329 participants. The 
sample size was determined through application of the standard error of proportions table 
(90 percent confidence level with 10 percent error). 
3.6.1 Participant sampling technique 
 
The household survey was conducted in four low-income communities. Systematic 
random sampling technique was used for selecting the households. With a sampling 
interval of ten, every tenth household was selected. Participants for focus group 
discussions included community leaders, CBOs and NGO representatives in the 
settlement. On the other hand, the participants for the interview were selected from 
different government and non-government organizations using the purposive sampling 
technique. In total fifteen NGOs were selected from the NGO directory of NGO affairs 
Bureau of Government of Bangladesh. The preliminary selection was made on the basis 
of their current activities and emphasis on the housing and environmental upgrading 
activities in the urban low-income communities. They were contacted through telephone 
and email, and were briefed about the research objectives and purpose and were 
 92 Chapter 3: Research Design 
 
requested to participate in the research. Unfortunately none of the prospective 
participants responded. It required bringing in a change in the sampling method from 
purposive sampling to using the snowball method.  
The snowball method is one strategy in which the researcher uses to study certain 
classes of deviance, sensitive topics, or difficult to reach populations(Berg, 2004,p 36). 
‘Snowball sampling is a non-probabilistic form of sampling in which persons initially 
chosen for the sample are used as informants to locate other persons having necessary 
characteristics making them eligible for the sample’. (Bailey, 1994, p 520). In the 
snowball method, one or more respondents are located and asked to participate either in 
an interview or to fill out a questionnaire. Then the participants are asked to help find 
other potential participants through his/her social networks (Berg, 2004).  
The change in the sampling technique also resulted in change in the interview 
plans. Initially I contacted the academic using my own social network. This led to the 
participants referring other potential participants through their personal or professional 
networks. Occasionally the participants allowed me to use the name of the participant as a 
direct reference point to the prospective participants so that they are convinced about the 
event. In this process, total seven NGOs responded positively and participated in the 
interview. In addition to the seven NGO representatives fourteen participants including 
four government officials, two academics and the rest from private research 
organizations. 
Snowball sampling is often seen as a biased sampling technique as it is a non 
probabilistic technique and initial samples cannot be drawn at random. Thereby, they 
tend to attract more participants who are willing to participate in the study. In addition, 
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since referrals occur through network connections, network outsiders are excluded from 
the sample (Heckathorn, 2002). According to Shafie (2010), in snowball sampling people 
with many in-links are more likely to be selected, hence may lead to a selection bias in 
the samples obtained . Snowball samples may be biased also because participants may try 
to protect friends by not referring them or because participants only recruit friends who 
share the same values as them. According to Magnani et al. (2005) the sample might 
include an over-representation of individuals with numerous social connections who 
share similar characteristics for which conclusions reaches in a study using this method 
might be biased . However, this non-probability form of Snowball sampling is a useful 
choice of sampling strategy when the targeted population is hidden or hard-to-reach 
(Heckathorn, 2011).  In this research, snowball sampling may be justified on the ground 
mentioned by  Browne (2005). The people to be interviewed were hidden to certain 
extent as they were not accessible with standard probability method and without referrals 
in the initial stage.  
In addition, in context of policy research Farquharson (2005) suggests reputational 
snowball to reach the target sample.  Three challenges of Studying policy networks 
mentioned by Farquharson include identifying members of the policy network, gaining 
access to the network, and reporting findings from the study while maintaining 
confidentiality. According to Farquharson  reputational snowball not only presents a 
useful tool for identifying micro-level network members, but also provides a means for 
assessing which members of the policy network are core, and which ones are on the 
periphery. This technique assumes that groups of influential people in a given field are 
interconnected, that members know each other, either personally or by reputation, so that 
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if you ask them who the key people in the field are, they will know (Scott, 1991 in 
Farquharson, 2005). Additionally, Biernacki and Waldorf (1981) discuss problems and 
different  techniques of snowball sampling .  They also mention about techniques of 
controlling the types of chain and number of cases within chains based on research 
considerations.  According to them control is exercised in an attempt to ensure that the 
sample includes an array of respondents (ibid 1981).   
Therefore, to reduce the cumulative bias that may arise from traditional snowball 
sampling mentioned by Magnani (2005) while identifying the prospective respondents 
and to identify the key influential members, this research employed a peer-nomination 
reputational snowball technique (Farquharson, 2005; Goodman, 1961). This research 
concerns low income housing policy and practice in Dhaka.   Public agencies,   NGOs 
and research organizations associated with this issue were inevitably limited in number. 
In the study the objective of interviewing the participants was to gain insights of the 
problem from different groups of officials and professionals. The process of reputational 
snowball  started with my own social network.   Each respondent was asked to identify a 
further group of prospective respondent within their professional network from 
predefined categories of organization. The reason for asking to nominate representations 
from different key organization was to reduce the selection bias and meet the research 
considerations. However, it was not attempted to be statistically valid or exhaustive about 
selecting ‘proportionally from all groups or types’ (Baxter & Eyles, 1997, p. 513). It is 
assumed that one or two people can speak for the segment of the population, such as 
government officials, NGO professionals or researchers.  
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3.7 Research Instruments 
3.7.1 Household Questionnaire 
The household survey contained both open-ended and closed questions. Therefore 
it provided opportunity for examining the interrelationships between some key variables 
to know the attitude as well as gaining their opinions on certain possible ways of getting 
them organised. The key variables determined include: tenancy, income, duration of stay 
within the community, sense of community, community involvement, level of community 
participation, nature of the NGOs role in promoting community activities, barriers of 
participation (q: What limits your participation in community activities?),community in 
decision-making (q: do you feel you are part of NGO activities? do they value your 
opinion? how can you participate better?),relation with external bodies (such as local 
ward commissioner),scale of housing satisfaction, scale of neighbourhood satisfaction, 
intensity of participation in community activities, and participation benefit. Participant’s 
satisfaction on the existing housing and with the neighbourhood life and participation 
benefits was measured by a 5-point Likert scale. 
Figure 5: Household questionnaire survey 
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Source: Field survey 2012 
Satisfaction: Community members’ satisfaction with the existing housing was 
assessed by an eleven-item list. The list contained items that were rated using a 5-
pointLikert scale ranging from 1 (‘Very unhappy’) to 5 (‘Very happy’). Scores can range 
from 11-55 with lower scores reflecting a greater dissatisfaction with the housing 
condition. Similarly, Neighbourhood satisfaction was measured by a thirteen item list and 
was rated using the 5 point Likert scale. 
Benefit: Community involvement benefit was also measured on six-item list using a 
5 point Likert scale examining personal and social benefits (e.g., improved economic 
conditions, networking and significance of collective effort for improving living 
conditions, active participation in settlement improvement and better access to water and 
sanitation). The set contained items that were rated using a 5-point Likert scale ranging 
from 1 (‘strongly disagree’) to 5 (‘strongly agree’). 
Sense of Community: Sense of community was assessed by a seven-item set 
including feelings of relationship, collective problem solving, and support to each other. 
These items were rated using a 5-pointLikert scale ranging from 1 (‘Strongly Disagree’) 
to 5 (‘strongly Agree’). 
In addition to these variables, some open-ended questions were kept to identify 
community perspective on opportunities for further community involvement in housing 
development. In this respect, initially the open-ended question ‘how they can participate 
in housing endeavour for themselves’ was asked so they were not instigated with NGOs 
role in housing. This was followed by a series of questions with different given options 
such as community cooperative housing, land sharing, and rehabilitation to other places, 
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housing loans, low-cost rentals, rental leading to ownership, and finally ‘what they would 
like the NGOs to do for community housing’. 
Demographics and household information Seven items were included at the 
beginning of the survey to capture the following demographic variables: age, gender, 
literacy level, religion/ethnicity, marital status, tenancy and number of household 
members. Besides the demographics, dwelling information was collected through type of 
house, duration of living, previous place of stay, construction materials of house, source 
of information about the current house and household income. 
3.7.2 Interview and focus group Discussions 
An interview schedule was used with few generic open-ended questions. The 
interview schedules are attached in the Appendices B-C and F. The interview schedules 
contains questions about member/organisation’s nature of participation, organisations 
collaboration in housing in addition to interviewee’s perception on problems with the 
current policy and approaches and housing practices, motivations for NGO’s participation 
in housing, impediments of housing policy implementation, housing finance problems 
and prospects. It is believed that housing problems for the poor can better be understood 
by gaining different stakeholder’s perspective of the problem. Each interview 
commenced with an initial question on interview’s observation on the current housing 
problem and prospect for the low-income people in Dhaka. Each of the semi-structured 
interviews moved on following the pre-conceived themes. 
1. Organizational participation in housing for the poor 
2. Administrative and policy level barrier of participation 
3. Discouraging factors for NGOs involvement in housing 
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4. Stakeholder’s collaboration 
5. Finance for housing 
6. Reorganising activities of agencies 
7. Required policy support 
Similarly, a focus group schedule was prepared (Appendix D). The objective of the 
discussion was to find the nature of support or intervention received from third parties or 
required for their own housing initiatives. Therefore it contained questions on purpose 
and motivations for forming grass roots associations, their prospective participation, 
involvement and required intervention for their housing -including support from 
government and non-government organizations and how the local community can be 
engaged and motivated for housing activities. It was also to identify if communities were 
well aware of the problems including the land tenure issues (whether they are illegal 
occupants, tenants, permanent dwellers by government order with temporary stay permit 
etc.) and various options and interventions for mobilising the communities. 
Figure 6: A focus group meeting with community Participants 
 
 
Source: Field Survey, 2012 
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3.8 Data collection Difficulties 
There were certain difficulties faced with data collection. Firstly, the number of 
prospective interview participants agreeing to participate initially was unsatisfactory 
compared to people and number of NGOs and organisations contacted. In most cases the 
emails and phone calls were not replied. Secondly, to fulfil the research objectives, 
organisations were to be selected having experience in housing related activities with the 
urban poor. Initially it was difficult to find such NGOs or CBOs having projects directly 
related with housing and rehabilitation, tenure or housing loan or saving programs 
focused in particular settlements rather than infrastructure upgrading of the settlement by 
water and sanitation provision, micro-credit and income generating activities. Most of the 
NGOs focused on micro-credit for income generating activities as part of community 
development program. Thus, the responses from comparatively bigger NGOs initially 
were very poor when requested to participate in a housing related study. However, the 
problem was overcome by adopting the snowball method of sampling by using 
references. Thirdly, to reach the low-income community without any reference involved 
safety issues and non-cooperation of community. This was overcome with the help of an 
NGO who acted as gatekeeper to introduce the researchers to the community leaders. 
3.9 Data Analysis 
A mixed method analysis was adopted for analysing the data collected: 1) 
quantitative analysis of household survey data that included both quantitative and 
qualitative information to provide descriptive and correlation statistics of demographic 
and socio economic information and coded qualitative data, and 2) qualitative analysis of 
interview and focus group data to carry out thematic analysis. In the initial data analysis 
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phase both the qualitative and quantitative data was analysed using descriptive categories 
such as central-tendency measure, correlation and cross-tabulation of different variables. 
In the second phase of analysis, the qualitative findings from the interview and focus 
group discussions as well as from household questionnaire were quantified. Thus, there 
was a mix of data in the analysis, which allowed the findings to be compared and 
correlated to get a meaningful result.	
3.9.1 The Quantitative Method: Descriptive, correlation, cross tabulation, text 
analytics 
After data collection though the household questionnaire survey instrument, data 
was processed and analysed using the statistical package (SPSS, v12). As mentioned 
earlier, the questionnaire contained both closed and open-ended questions. Therefore 
closed questions data were coded for descriptive and correlation analysis, and open-ended 
questions were categorised according to responses for simple descriptive statistical 
analysis. The rationale for such open questions was to gain individual’s perceptions of 
prospective participation and preferences of housing efforts without world influence of 
the researcher. However, they were further analysed through cross-tabulation and text 
analytics. 
3.9.2 Qualitative: Thematic Analysis 
Thematic analysis is a process of data reduction and is one of the major data 
analytic options in qualitative research (Grbich, 2013). Thematic analysis was conducted 
for systematic examination of data, categorise then in different themes for gaining 
meaningful insight to address the research questions. It is a method for identifying, 
analysing and reporting patterns (themes) within data. It minimally organises and 
describes data set in (rich) detail. However it frequently goes further than this and assists 
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in the interpretation of various aspects of the research topic (Braun & Clarke, 2006 ,p79). 
The thematic analysis process involves a systematic step-by-step procedure. According to 
Braun & Clarke (2006) the stages in the thematic analysis include:1. Becoming familiar 
with the data.2. Generating initial codes. 3. Searching for themes.4. Reviewing themes.5. 
Defining and naming themes and 6. Producing the report. In the study, the first step of 
thematic analysis is the transcribed conversations being carefully read and re-read to find 
out the emerging ideas. There were seven prior themes, which were identified in relation 
to the research questions and objectives of the study. However, during the process of 
analysis another three themes emerged that could potentially provide meaningful insights 
to the research problem under study. The interconnections between the themes and the 
research questions are given in Table 3. 	
 102 Chapter 3: Research Design 
 
Table 3: Development of themes for Qualitative Data Analysis 
 Research Questions & Sub Questions 
1.How far is community participation an effective tool towards affordable housing efforts for the poor? 
2.What are the appropriate mechanisms to advance participation? 
Themes/Research 
Questions 
How housing and 
neighbourhood 
satisfaction relate to 
level of participation? 
 
What are determining 
factors of community 
participation in affordable 
housing in a low-income 
neighbourhood? 
Is decision making 
related to level of 
participation of 
residents? 
What interventions are 
most effective for 
promoting participation in 
affordable housing for the 
poor?  
Organizational 
participation in housing 
for the poor 
  
x  
Administrative and 
policy level barrier of 
participation 
 x 
x  
Discouraging factors for 
NGOs involvement in 
housing 
 x 
 x 
Stakeholder’s 
collaboration 
x x 
 x 
Finance for housing  x 
 x 
Reorganising activities 
of agencies    x 
Required policy 
support.    x 
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Figure 7: Research Method 
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3.10 Limitation of the research design 
	
There are certain limitations of the research design. Firstly, the selected sub-
case study areas comprised a small fraction of the low-income settlements within the 
city and thereby cannot capture the diversity among settlements and population in 
them. However, the study areas were carefully selected to explain the research 
questions. Neither the sub case study areas nor the households selected were 
representative of the entire population under study. For making generalisation 
additional areas with more diverse group of people may be required.  It needs to be 
mentioned here that  the primary objective of this study was not to make any 
generalisation of the research findings rather to shed light on the problems in a 
particular context by identifying the connection and revealing the unknown facts.  
However, the findings of this study in combination with the findings of other 
relevant studies will contribute to a better understanding of housing problems for the 
lower income people in Dhaka.  
3.11 Ethical consideration 
As the questions in the interviews and surveys did not involve any emotional 
threat to the participants the research was presented as low-risk to the participants. 
The participants were well-informed about the research purposes and were told their 
participation was voluntary and they could choose not to answer any specific 
question or withdraw participation at any point of time.  
The research proposal was submitted to the University Human Research Ethics 
Committee for approval and was approved on 20 January 2012 as it met the 
requirements of National Statement on Research involving Human Participation to 
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conduct the project in accordance with the University policy, NHMRC / AVCC 
guidelines and regulations. The Ethics approval certificate is given in the Appendix. 
3.11.1 Informed Consent 
Information sheets describing the research project and purposes were given to 
each of the prospective participants. Since there were three groups of participants 
including household survey participants, focus group participants and face-to-face 
interview participant’s three sets of information flyers were prepared and presented 
for obtaining consent for participation. For the household survey, the information 
flyer was read out to individuals in Bengali (the local language). Then, verbal 
consent was sought as most of the people were presumably illiterate and in 
apprehension of their disbelief and consequent refusal if signed consent were asked 
for. For interview participants, the information flyer was sent through email along 
with the consent form well before the interview. The signed consent forms were 
collected from the interview participants before the audio-taped interview began. On 
the other hand, for the focus group, the information flyer was read out in Bengali to 
the participants and signed consent was obtained before the sessions. The 
information sheets and the consent form included a brief description of the study, 
statement of ensuring confidentiality, nature and benefit of participation, contact 
information of the investigating team and a statement of consent. 
3.11.2 Confidentiality and anonymity 
In the study it was stressed that the information collected is kept confidential 
and personal information safeguarded to protect privacy. While collecting data, 
therefore participants were assured of this fact. Personal rapport and trust was built 
with the community by making access to the community through an NGO working in 
the community and organising prior meetings with the community leaders before 
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conducting the survey. According to Creswell (2009) research participants should be 
respected at all levels and should never be put at risk. Therefore all field notes, 
questionnaire, audio-tapes, transcriptions and related data were kept in a locked file 
cabinet during the research with no access to the third party and these will be 
destroyed in due course of time. Information and primary data stored on the 
computer was protected by password and will be erased from the hard drive. 
The research has no risk to the participants. Personal information, personal 
views and responses of interview participants that may reveal the identity of 
participants, was protected by pseudo names. In order to categorise the individual 
perspectives of group members the interview participants were grouped into 
government official, non-government organisation representatives and researchers. 
Only the research team had access to the personal information of the participants and 
their responses. 
3.12 Summary and Conclusion 
This chapter has provided a brief description of selecting a research design and 
guiding assumptions in the methodology of the present study and outlined the 
research procedures including selection of participants, case study areas, research 
instruments, techniques of data collection and methods of analysis, limitations of the 
research design and ethical issues. This study focused on interviews with community 
members, government and non-government organisations representatives, and a 
sample of 329 household surveys in four low-income informal settlements. The 
problems of gathering data and obtaining interview participants were discussed. The 
data analytic technique of discourse analysis was finally described 
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Chapter 4:  Housing Governance and the Poor in Dhaka: Actor, Methods 
and the Process 
4.1 Introduction 
Dhaka is one of the fastest growing megacities in the world. The growing problem of 
housing and formations of slums and squatters in Dhaka has been considered to be a response 
to increasing urbanisation and failure of the market and the government to meet the demand 
of housing for the poor. This chapter provides a brief overview of Dhaka and its housing 
situation including its administrative jurisdiction, population dynamics, housing options 
available for low-income people along with a brief introduction to the low-income 
communities under study. 
Dhaka has a long history of 400 years as a dominant city: first as provincial capital of 
the Mughals in 17th century then as the second-largest city in Bengal after Calcutta under 
British rule and later, after the partition of India in 1947, as the administrative capital of East 
Pakistan. The historical dominance of the city as the political, administrative and trading hub 
played a major role in gaining its primacy over the others. As the main centre of 
administrative, political, cultural and economic life in the country with the most developed 
urban infrastructure, it attracts the largest share of direct foreign investment in trade and 
industry, and consequently has become the largest agglomeration of different sectors of 
service, education, manufacturing, business and infrastructure sector activities. This has 
opened up massive employment opportunities in the formal and informal sector encouraging 
large influx of skilled and unskilled population from other urban and non-urban areas into the 
city. The annual growth rate of population in the city is averaging around 4 percent (4.67 
percent in 2011) against a national annual urban population growth rate of 3.3 percent. The 
 110 Chapter 4:  Housing Governance and the Poor in Dhaka: Actor, Methods and the Process 
 
following table (Table 4) compares national urban population growth rates with those of 
Dhaka at different times. 
Table 4: Urbanisation and population growth in Dhaka 
Year Urban 
population 
(million) 
Population 
in Dhaka 
(Million) 
Population in 
Dhaka (% of 
total urban ) 
Annual 
growth rate 
(Urban) 
Annual 
growth 
rate 
(Dhaka) 
1951 1.82 0.4 4.33 1.69 1.28 
1961 2.64 0.72 5.19 3.75 5.74 
1971 6.27 2.07 8.78 6.62 8.47 
1981 13.5 3.4 15.54 10.63 7.53 
1991 20.9 6.5 20.15 5.43 6.55 
2001 28.8 9.91 23.4 3.27 4.33 
2011 NA 12.3 NA 3.3 4.67 
    (Bangladesh Bureau of Statistics, 1997, 2001, 2011) 
 
According to Bangladesh Bureau of Statistics (BBS), the population of Dhaka mega 
city and Dhaka City Corporation (DCC)was about 9.9 million and 5.3 million, respectively in 
2001 (BBS, 2001). In 2005, the population of the city was estimated to reach 12.56 million4. 
The population density of Dhaka City Corporation (North and South City Corporations 
combined) is 19,286 per square kilometre (193 per hectare) which is more than double of the 
mega city average of 7,918 per square kilometre indicating highest densities in the 
metropolitan core. According to United Nation Population Fund (UNFPA), the total 
population of Dhaka mega city is now over 12.3 million of which population of DCC is about 
8.4 million. The city is projected to grow by 7 million people to 19.5 million in the next ten 
years. According to UN  Report on World Urbanisation Prospects 2014, currently  Dhaka is 
the 11th most populous city of the world with a population of about 17.6 million. Dhaka was 
ranked 24th in the list of world’s largest urban agglomerations during 1990 with only 6.62 
million people and experienced 3.6 percent annual growth in its population between 2010 and 
2015. The report projects that Dhaka is going to be the 6th most crowded city by 2030 with a 
                                                 
 
4Bangladesh Urban Forum (2011), urban Future of Bangladesh: Making cities and towns work for all.  
A special publication.  
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population of 27 million (UNDESA,2014). According to recent statistics on population by 
Demographia World Urban Areas, the city grew strongly between 2001 and 2011 and current 
population is 15.4 million. It is by far the most densely populated urban area in the world. 
Dhaka's density is estimated at 115,000 per square mile or 44,000 per square kilometre5. 
According to the report slum (informal dwelling) densities report up 4,210 per acre, or 2.7 
million per square mile (1 million per square kilometre). 
4.1.1 Administrative Jurisdiction of Dhaka 
Dhaka city has different connotations depending on administrative jurisdiction. The 
planning boundary (Capital Development Authority) of Dhaka extends over an area of 1,530 
square km of urban and non-urban areas. Within this boundary there is Dhaka city 
corporations (North and South) area (276 square km) under the administrative jurisdiction of 
the Mayors. The estimated population of the city corporations is about 8 million. Within this 
planning boundary there is Dhaka metropolitan area (360 square km) within the functional 
limit of Dhaka Metropolitan Police, and statistical metropolitan area (1353 square km) that 
include the city corporation and six other surrounding municipalities. Dhaka megacity, by 
official definition, is the extended metropolitan area (previously known as statistical 
metropolitan area), i.e. the agglomeration of Dhaka City Corporation, and surrounding Savar, 
Narayanganj, Kadamrasul, Gazipur and Tongi municipalities. These overlapping boundaries 
of territories leads to confusions and overlapping responsibilities of different organisations 
such as Dhaka City Corporations, The Capital Development Authority, and Dhaka 
Metropolitan Police administration. The population density also varies within these 
functional territories. For avoiding complexity of the different boundaries, in this research, 
the planning boundary is regarded as the geographical limit of Dhaka city. 
                                                 
 
5Demographia World Urban Areas (World Agglomerations, 13 ed). http://www.demographia.com/db-
worldua.pdf accessed 18 December 2013. 
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Table 5: Population of Dhaka Metropolitan Area (city and sub-city districts) 
Areas Population 
(census 
1991-03-13) 
Population 
(census 
2001-01-22) 
Population 
(census 
2011-03-15) 
Narayanganj 604,561 882,971 1,323,600 
Keraniganj 530,174 603,114 794,360 
GAZIPUR 588,492 866,540 1,820,374 
Savar 378,034 587,041 1,385,910 
Kadam rasul 212,572 250,220 312,841 
Dhaka City districts 
(north and south 
city corporations) 
NA NA NA 
 
Dhaka Statistical 
Metropolitan Area 
6,487,459 9,672,763 14,543,124 
Source: BBS (web) and www.citypopulation.de 
 
 Chapter 4: Housing Governance and the Poor in Dhaka: Actor, Methods and the Process  113 
 
Figure 8: Administrative Boundaries of Dhaka 
     Source: (World Bank, 2007) 
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4.2 Income and poverty situation in Dhaka 
Bangladesh Household Expenditure Surveys (HES) by the Bangladesh Bureau of 
Statistics (BBS) constitutes the main source of information for data on incidence of urban 
poverty. Two methods – the Direct Calorie Intake (DCI) and the Cost of Basic Need (CBN) 
methods are currently used for measuring urban poverty by the BBS. According to the DCI 
method, the urban poor are categorised as ‘absolute poor’ and ‘hard-core poor’ based on their 
daily calorie intake. The poor who take 2,122k.cal per day per person fall below Poverty 
Line-1 (absolute poor) whereas the poor who take 1,805k.cal per day per person fall below 
Poverty Line-2 (hard-core poor). On the other hand, the CBN method considers other basic 
needs (along with food) for measuring poverty and identifies the ‘upper poverty line’ and 
‘lower poverty line’. According to the preliminary report of the Poverty Monitoring survey 
2004, the urban poverty incidence was found to be 36 percent by this method (Bangladesh 
Bureau of Statistics, 2004). Although the BBS does not publish any data on poverty for 
Dhaka city, the World Food Program (WFP) calculated lower poverty level for all 
metropolitan thanas of the city and surrounding areas. According to the WFP estimation, the 
incidence of lower level poverty was 4 percent for Dhaka city and 8 percent for the mega 
city. Taking this poverty rate, the number of the very poor i.e., people living below the lower 
poverty line is 0.4 million for Dhaka city and 1.0 million for the mega city. Poverty in Dhaka 
is substantially lower than in any other urban area of Bangladesh(ADB, 2005). 
Besides BBS, the Centre for Urban Studies (CUS) conducts small-scale surveys on 
income and poverty aspects in the city. It attempted an income classification for the city in 
2004 and identified three broad groups including low, middle and high-income group with 
associated subclasses within each group (Table 6). 
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Table 6: Income Groups in Dhaka 2004 
Group Monthly income (In 
Taka) US$1=59.5Taka 
% of population 
(City Corporation) 
% of 
population 
(Metropolitan) 
Hard-core poor <2500 25 40 
Moderate Poor 2500-5000 15 
Lower-Middle 5000-10000 20 53 
Middle-Middle 10000-25000 20 
Upper-Middle 25,000-50,000 10 
Lower-Upper 50,000-100,000 7 7 
Upper-Upper 100,000 3 
Source: (Islam & Shafi, 2008) 
The strategic Transport Plan of Dhaka (2008), on the basis of random sample of 6,000 
households in the city, identified three income categories: low (<12500Tk/month), middle 
(125000-55,000Tk/month) and high (>55000Tk/month). The Dhaka Metropolitan 
Development Plan (1995) attempted to divide the population of Dhaka into 5percentile 
groups on the basis on annual income. The lowest 10 percentile groups consist of homeless 
and pavement dwellers, particularly the beggars and rag pickers. The 10-30percentile group is 
composed of people with basic minimum earnings to survive in squatters settlements 
constructed on pavements, government vacant lands, and along the railway tracts. Usually 
they pay the rent or levy to occupy the shelter which is basically made up of plastic sheets, 
mud, bamboo or such materials. The next 30-50th percentile includes those moderately poor 
people who have some savings living in slums and slum-like informal settlements but 
relatively in a better position than squatters. The next 50-70 percentile consists of middle-
income people who are capable of developing their shelter gradually from shacks to 
permanent structure with active assistance of the public sector. The next 70-100-percentile 
group is the upper income group who are capable of meeting their own housing requirements. 
Along with categorising the population on the basis of annual income, the development 
plan provided some policy suggestions associated with each group for ensuring better 
housing situations. The suggested policy for the lowest quartile, i.e. the street dwellers, is to 
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provide night shelter and sanitary facilities whereas t for the squatter dwellers, it is to design 
specific sites with security of tenure and affordable services. The plan suggested policy 
intervention in providing subsidised plots with security of tenure and organizing the 30-50 
quartile groups with partnership with NGOs and local government bodies and private sector. 
The recommended policy for the fourth group includes land consolidation, development of 
the housing finance sector, ‘site and services’ and ‘guided land development’. As there were 
housing schemes for the fifth group by the Capital Development Authority (RAJUK) in 
addition to projects by private developers in the open market, the policy recommendations for 
this group include providing adequate infrastructure and application of development control 
rules. 
 The Detailed Area Plan (DAP) of the DMDP, which was approved and gazetted in 
2010, divided the Dhaka metropolitan area into five groups each with its own income and 
expenditure information of population. Although the information is generated on the basis of 
sampling they provide most updated information on income patterns (Table 7).  
 Table 7: Income Characteristics of Population in 
                               Dhaka City (DAP, Group-C) 2006 
 
Income per Month Percent of population Cumulative percent 
Below 2500 0.90 0.99  
2500-4500 10.33 11.23 
4500-8000 33.09 44.32 
8000-12000 22.21 66.53 
12000-15000 10.22 76.75 
15000+ 23.25 100 
                            Source: Detailed Area Plan (DAP), Rajuk, 2010 
 
4.2.1 Who constitute the lower Income group? 
It is evident from the above discussion there is no single decisive factor that is generally 
adopted nationwide to determine the lower income group of population. The DMDP has 
attempted a general classification of the entire population of the city in terms of percentiles 
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and identified each group according to their spatial distribution. Therefore, according to 
DMDP the lowest 30 percent of the population in the income hierarchy are street and squatter 
dwellers. The lower income group comprise the next group in the hierarchy i.e. 30-50 
percentile of the population mostly living in the slums and slum-like informal settlements 
with higher density and inadequate infrastructure provision. However, this does not denote 
any income pattern for the group. As identified by the Strategic Transport Plan for Dhaka 
(2008) the monthly household income of low-income group people is below Tk12,500 and 
constitute about 48 percent of the households in Dhaka city. However, Yousuf and Rahman 
(2007) identified the lower income group as those earning less than Tk 5,000 per month. This 
fairly matched with the study of CUS (2008). Since 2009 a considerable increase of the 
government pay scale and restructuring of the minimum wage of industries have caused 
considerable impact on income levels of the households. Currently, the monthly gross salary 
of the lowest ranked government employees is about Tk. 6,000. However, the consumer price 
index6 reveals that the rise in income levels could bring little qualitative improvement in life 
of the people. Therefore, considering the income levels of different groups in 2004 and recent 
changes in the household income levels, this research assumes that the current threshold 
income of the lower income households is between Tk. 6,000-10,000 per month 
(US$1=Tk75). 
4.3 Housing options for the poor: regulated and unregulated 
Along with the economic and administrative dominance the city is characterised by 
deep socio-economic inequality that has led to a significant percentage of the population 
being forced to live in informal settlements. Economic opportunities and large scale 
migration on the one hand and large scale eviction drives of the government on the other, has 
                                                 
 
6CPI (2000=100) in 2005 was 126.48 and in 2009 was 171.35 (IMF, 2010).  And CPI 
(2005=100) was 133.74.in 2009 (Index Mundi, 2001). 
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led to the growth of slums under private entrepreneurship and pushed the evicted people to 
those settlements. The growth of new form of demand-driven low-income housing by the 
illegal subdivision of land and conversion of property is evident from recent statistics on 
slums published by Centre for Urban Studies. According to a survey conducted by the Centre 
for Urban Studies (CUS) in 2005, there were about 5,000 slum and squatter settlement 
clusters in the Dhaka Metropolitan Area. At that time of the survey there were about 1.3 
million people living in these settlements. The Census of Slum by CUS in 2005 shows that 
proportion of slums on private land has increased which is attributed to rapid decline of 
available public land and eviction (N. Islam, 2006). The census also shows that only 3 
percent of the clusters are comprised of more than 500 households whereas more than 80 
percent of all the clusters contain less than 100 households which is indicative of the fact that 
there is rapid growth of illegal subdivision and conversion of property into slums. However, 
it is also important to note that slums on government land accommodate a substantial 
proportion of slum population i.e. in Dhaka only 9 percent of the slums on public land 
accommodate about 25 percent of the total slum population which indicate a higher 
population density (ibid). The population density in slums was estimated to be 891 per acre 
against the city average of 121. 
Geographically, most of these slums and squatter settlements were typically located on 
poor, marginal land on the edge of the city where land and dwellings are cheap to rent or 
purchase without having access to basic social services. The urban poor, who are living in 
these informal settlements with poor quality housing and residential infrastructure, are 
constantly under the threat of forced eviction. Thus, the slums in Dhaka city like any other 
developing country city face several challenges, the largest being tenure insecurity and lack 
of recognition of slum dwellers as being urban citizens, the consequence of which may be 
forced eviction. Other formidable issues concern the appropriateness (or adequacy), 
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availability and affordability of urban services. In many occasions, the services are absent 
and if provided they are not adequate. The perception by many public and private providers 
that the poor cannot pay for services is another factor leading to low and unsatisfactory levels 
of service. 
4.3.1 Slums in Dhaka 
According to the Bangladesh Bureau of Statistics (1997)a slum is a ‘cluster of compact 
settlements of 5 or more which generally grow very unsystematically and haphazardly in an 
unhealthy condition and environment on government and private vacant land. Slums also 
exist in owner based household premises’(BBS, 1999,p2). There are several criteria of slums. 
These are: 1) Predominantly very poor housing, 2) Very high housing density, housing 
materials are very cheap and low quality, 3) Poor sewerage and drainage or even absence of 
such facilities, 4) Inadequate and unhealthy drinking water supply, 5) Insufficient or absence 
of street lighting, 6) Little or no paved street, and 7) Inhabited by poor, uneducated and below 
poverty level people. 
There is no clear definition of slum that can be universally applied which adds to the 
problem of measuring slum(United Nations Human Settlements, 2003). A generic definition 
of slum provided by UNHabitat is ‘a contiguous settlement where the inhabitants are 
characterised as having inadequate housing and basic services. A slum is often not recognised 
and addressed by the public authorities as an integral or equal part of cities’ (United Nations 
Human Settlements, 2003). According to UNHabitat there are five characteristic features of a 
slum that can be universally applied to all slums: lack of basic service, poverty and social 
exclusion, unhealthy living condition, lack of secure tenure and overcrowding (ibid;p11).  
The Centre for Urban Studies (2005) in an attempt to enumerate the number of slums in 
Bangladesh defines slums as settlements with a minimum of ten households and having 
characteristics such as predominantly very poor housing, very high population density and 
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room crowding, very poor environmental services, specially water and sanitation, very low 
socio-economic status and a lack of tenure security.. An urban community has to meet at least 
four of the above criterion to qualify as slums. In short these are composed of cluster of 
dwellings which are densely populated, temporary in nature, built lawfully or unlawfully, 
having very minimum water supply, sanitation facilities or electricity supply. Most of these 
are one-roomed dwellings and extremely over-crowded. 
As mentioned above, slums and squatter settlements are not distributed uniformly 
throughout the Dhaka metropolitan area but rather they are concentrated mostly on the 
marginal areas and spontaneous urban growth areas. Due to an acute demand for land and 
high land prices, especially in the central zones and in upper class residential areas, the slums 
and squatter communities have moved or are moving towards the city’s peripheries in the 
search for cheap shelter. According to the CUS among the 4,966 slums and squatter 
settlements an overwhelming majority of these are located on land owned by private 
individuals (89.8 percent), Only 9 percent are located on government and semi-government 
land (Islam, 2006).  Slum and squatter settlements do not develop in the planned part of the 
city. They mostly developed in the peripheral thanas of Mirpur, Mohammadpur and Demra 
when they were the city periphery in the late 1970s and1980s. 
Growth of Slums and Squatters in Dhaka City 
 
According to a survey conducted by the Centre for Urban Studies (CUS) in 2005, there 
were about 5,000 slum areas and squatter settlements in the Dhaka metropolitan area 
accommodating 1.3 million people. CUS projects the number of slum dwellers to grow to 8 
million over the next decade. It is interesting to note that the number of slums is growing over 
the years with increasing share of urban population living in them even after continuous 
eviction drives of the government authorities, and anti-slum growth strategies. The city has 
experienced a prolific growth of slums and squatters since the independence of the country in 
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1971.By the end of 1976 only few hundred slums existed. The number increased to 2,156 
settlements with a population of 718,143 in 1993, and 3,007 settlements with a population of 
1.1 million in 1996. About 90 percent of the total number of slums and squatter settlements 
has developed in the last three decades. The highest concentration of growth (45 percent) 
took place between 1981 and 1990 followed by the previous decade’s 26 percent. Only 18 
percent of these clusters were established since 1991. However, since 1990s there has been an 
increasing growth of slums on private lands due to eviction and rent seeking behaviour of the 
private landowners. Table 8 depicts the growth of   slum population in Dhaka over two time 
periods.  
This strained housing situation cannot only be attributed to globalisation and increasing 
rural/urban migration. Slums and urban poverty are not just a manifestation of the increasing 
demands of a population explosion and demographic change or even of the vast impersonal 
forces of globalisation. Slums must be seen as the result of a failure of the supply of housing 
policies, laws and delivery systems as well as of national and urban policies (Habitat, 2003). 
The continuous creation and proliferation of slums under different tenure patterns in different 
forms can be much attributed to failure of the government to formulate timely and adequate 
policy measures and their effective implementation. 
Table 8: Growth of Population and Slums of Dhaka Metropolitan Area (DMA) 
 
 
1996 2005 
Total Population (DMA) 5.5millions 9.13 millions 
slum population 1.5 millions 3.4 millions 
Number of slums 3007 4966 
Annual Population growth rate (DMA) 4.5-5%  
 
Annual slum population growth rate 10%  
 
                                               Source: CUS, 2005 
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Figure 9: Growth of slums in Dhaka 
 
 
Source: CUS,2005 
The above analysis reveals that evictions and demolitions have been seen by the 
government as one of the major responses to the problems of slums not only in the early 
decades after independence. It has remained an unofficial approach to deal with the problems 
of low-income housing. Until the 1980s the government played the role of provider, which 
continued over the next decade along with marked influence of the World Bank and 
implementation of its policies. During 1990s the government undertook a change from 
provider to facilitator where anti-slum growth strategies, slum improvement programs, 
public/private partnerships and increased role of NGOs. Thus the policies show a trend of the 
government withdrawing itself from direct housing provision for the slum and squatter 
dwellers and increasing the private participation. However, increasing the private 
participation did not prove to be successful because builders and the private developers who 
implemented the housing projects for the poor were motivated by profit interest. The NGOs 
were increasingly involved in poverty reduction and community development programs. The 
housing policy and the actual practice thus were unbalanced and without a vision to foresee 
future needs. It has also been highly discriminatory to the poor in terms of making provisions 
for their accommodation facilities and the basic services needed for their everyday existence. 
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In the name of creating an orderly, hygienic environment and uprooting the gestation grounds 
of criminals, the government goes on evicting the low-income dwellers from places where 
they have been living for generations, violating human rights, ignoring the protests from 
humanitarian organisations, and disregarding the capital invested for environmental up-
grading of slums. Construction of multi-storied apartment blocks and ambitious housing 
projects are launched in the name of housing the poor and landless but actually benefitting 
the affluent section of population. In these projects either the definition of the poor and 
landless are flawed or the units are unaffordable by the true poor. On the other side, in this 
situation of tenure insecurity on public lands and high demand for low-income housing, 
slums have flourished under private ownership. These are the constructed slums, composed 
of one-room units with shared facilities and with a very high-dwelling density, rented out to 
households seeking cheap accommodation. The level of amenities and facilities, although not 
much different from the slum and squatters developed on public land except for security of 
tenure. Thus, the housing policy and all the government approaches towards solving the low-
income housing problem so far have grossly failed to resolve the issue. 
Irrespective of the land ownership pattern, the slums in Dhaka, on the basis of housing 
structure, can broadly be categorised in four groups: 
4.3.2 Shacks and Shanties 
These are the Jhupries or shanties mostly made up of temporary flimsy materials such 
as paper board, plastic sheets, mud and bamboo. These are mostly the squatters on public 
vacant land or on marginal land such as along the railway tracts, lake-side encroachments, 
and shanties built on bamboo poles on water bodies. It is estimated that in Dhaka around 6 
percent of the slum clusters fall within this category. 
Kutcha: this includes the shanties, which have developed over a considerable period of 
time mainly on the public land and on vacant lands under private ownership. The one room 
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dwellings are made up of temporary materials such as bamboo and tin sheets. CUS (2005) 
estimates that in Dhaka about 40 percent of the slum clusters fall within this category. 
Semi-Pucca (semi-permanent): this is the most common category of slum in Dhaka 
developed primarily under private entrepreneurship characterised by relatively better 
construction materials, services and security of tenure than the other two types. These are 
mainly developed to cater to the high demand of affordable rental housing for low wage 
earners. 
4.3.3 Tenement Housing 
The second most dominant form of low-income housing is the tenement housing in old 
Dhaka which constitute about a quarter of low-income housing stock. According to 
Chowdhury (2006) there are about 50,000 such units, concentrated in inner city and 
providing accommodation to more than half a million people. These old traditional tenement 
structures are owner occupied with rented units. The old town (inner city), the hub of 
wholesale commercial and manufacturing activities attract both skilled and unskilled 
workforce. High demand of these houses is therefore due to close proximity to work and low 
rent. Due to very high density which ranges from 255 to789 per acre(BBS, 2001), low rent 
and lack of maintenance these houses are mostly run down and dilapidated. 
4.3.4 Squatter Rehabilitation  
The third group constitutes the squatter rehabilitation camps. The first squatter 
rehabilitation started in 1975 in the city outskirts following large scale slum and squatter 
eviction from the city. The evicted households were temporarily rehabilitated in Bhasantek 
camps and later on resettled in Baunia and Mirpur Housing Estates. The National Housing 
Authority implemented rehabilitation projects in Demra and Dattapara in Tongi where each 
family got a piece of land with a core house built on it and other physical infrastructure and 
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community facilities. However, according to Islam (2008) these type of housing account for 
about 1 percent (Islam & Shafi, 2008) of the total housing stock in Dhaka city. 
4.3.5 Employee Quarters 
The fourth category includes low-income employee quarters. These are mainly the city 
Corporation constructed walk up multi-storied buildings for sweepers in Peelkhana, Aga 
Sadeque Road and Naya Bazar areas. Besides these multi-stories colonies, several tin-shed 
colonies are around the central CBD areas including Aga Sarak Road, Nayabazar, Gonaktuli, 
Sutrapur, Wari, Bolda Garden, Agargaon and Mohammadpur. 
4.4 Land Tenure and Low-Income Housing Supply 
Various types of low-income housing inform mainly two types of development process: 
formal and informal under public and private ownership. Estimates by Islam (2004) shows 
that informal housing system contributes to 60 percent of the total housing stock in Dhaka. 
The formal housing construction for low-income people is accomplished by the government 
that includes the employee housing and the rehabilitation camps (Figure 10 shows the 
housing supply system in Dhaka). However, there is no direct formal private housing 
construction for low-income groups. The large-scale informal growth of settlement has 
developed in response to large-scale demand for housing as self-help solution to housing 
problem. The informal development of settlements under private ownership comprises 
building without approval (and subsequent alteration and extension), ignoring of building 
laws (construction statics, building materials, building heights, density etc.) The 
manifestation of this type of development is the slums with kucca(temporary) and semi 
pacca(permanent) houses on private properties including the tenement housing in old Dhaka. 
The development of informal housing on public properties occurs with either the illegal 
occupation of public properties (squatting) or unofficial rental arrangements. Thereby, a 
variety of formal and non-formal tenure with varying degree of legality and illegality 
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characterises the low-income housing in Dhaka city which ranges from private rental, free 
hold, unauthorised sub-divisions of property and construction, illegal squatting on public land 
etc.  
Figure 10: Housing Supply System in Dhaka 
 
Source: Modified from Household Income and Expenditure Survey, BBS, 2001 
 
Moreover, multiple forms of tenure also co-exist in a particular land within a settlement 
such as further sub-letting of part of the plot by the tenant in a squatter settlement. The 
following table (Table 5) shows formal and informal housing supply system with tenure and 
housing characteristics in Dhaka. 
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Table 5: Housing Sub-System by Income Group, Location and Tenure 
Sub-
system 
Income 
group 
Tenure characteristics Housing characteristics Useable 
space 
Location Appox  
Density 
Provider Source of 
finance 
Formal 
System 
Upper 
income 
group 
Public rental housing in planned areas (on public land) Duplexes, Triplexes 2000-
5000 
square 
feet  
or  
more 
Ramna, Sher-e Bangla Nagar 30-60 Government, 
private 
builder, real 
estate 
companies, 
PWD, Rajuk 
and self-built 
PWD, 
Private 
Banks, 
Own 
source, 
Public 
finance 
institution
s 
Private apartment housing, owner occupied (freehold) High class apartments Intermediate and inner suburbs 150-250 
Private owner occupied housing in unplanned areas 
(freehold land tenure) 
One storied bungalows Old town and intermediate zone 30-100 
Private owner occupied and rental in planned areas 
(leasehold land tenure) 
Two and three storied 
mansions 
Immediate and outer zone 
(Dhanmondi, Gulshan, Baridhara, 
Banani, Uttara) 
3-100 
Middle 
income 
group 
Public housing (rental and ownership flats) on planned 
areas (public land) 
Row houses in high 
density old areas 
1000-
2500 sft 
Ramna, Azimpur,Motijheel,Dhaka 
University, BUET campus 
50-150 Government, 
private 
builder, real 
estate 
companies, 
PWD, NHA, 
Rajuk and 
self- built 
Private 
Banks, 
Own 
source, 
Public 
finance 
institution
s 
Private owner occupied and rental housing in planned 
areas developed by RAJUK(with leasehold) 
Six storied apartments Intermediate and outer 
zone(Mohammadpur, Lalmatia, 
Khilgaon, Shajahanpur) 
100-250 
Private owner occupied and rental housing in 
unplanned areas (with freehold) 
-two to multi storied walk 
ups 
Old town, intermediate zone,outer 
and sub-urban zone 
100-250 
Private multi storied apartment and cooperatives both 
owner occupied and rental (freehold and cooperative 
form of tenure) 
Multi storied apartments Inner, intermediate & fringe zones 
(Agargaon, Kallayanpur, Mohakhali, 
Kamlapur) 
150-400 
Low-
income 
-Resettlement colonies by NHA 
-Government lower grade government employees 
housing 
Pucca structure of two and 
three storeys 
-Housing plots 
300-700 
sft 
Mirpur, Mohammadpur, 
Tongi,Basabo, Wari 
1500-
2500 
PWD, NHA, 
DCC, others 
HBFC 
Own 
source, 
NGO 
funds 
Informal 
System 
Lower 
middle 
income 
group 
-private owner occupied and rental housing in 
unplanned areas 
-conventional inner city tenement slums 
-pucca structure of two 
and three stories 
-housing plots 
-Kuccha, semi pucca 
structure of two and three 
story 
300-700 
sft 
Fringe areas, unplanned inner city 
neighbourhoods 
-Inner intermediate and fringe zone 
1000-
2000 
Self-Built, 
Private owners 
Own 
source, 
private 
money 
lenders, 
Micro 
Credit 
Funds of 
NGOs 
Lower 
income 
group 
Slums 
Squatters 
Pavement dwellers 
100-300 
sft 
Inner city zones 
-Suburban and fringe zone 
2500-
3500 
Source: CUS, 2008 
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The above discussions demonstrate the multiplicity and increasing complexity of non-
formal tenure system in urban low-income housing. Therefore, considering the complexity of 
the problem and for addressing the objectives of the research of affordable housing for the 
poor, the survey areas for this research were selected from informal settlements, those 
developed on public land as the informal tenure represent the most common urban tenure 
category and accommodate the majority of lower income households. They are also the most 
rapidly expanding category growing in response to intensified demand and inadequate supply 
by the formal sector. 
4.5 Evolution of community participation in Bangladesh 
The origin of Community development programs and practices in the Indian 
subcontinent can be traced back during 1920 in Rabindronath Tagor’s rural reconstruction 
program at Sriniketan. The objective of the program was to make villagers self-reliant, self-
respecting, and competent to make efficient use of resources for the fullest development of 
their physical, social, economic and intellectual potential and abilities. The program laid full 
emphasis on health, education, research and training, agriculture, effective communication 
including collection and dissemination of information thorough village organisations (Ray, 
Biswas, & Sen, 2005).  Tagore’s philosophy that all relevant information should be collected 
first in order to decide which program would be best to meet the needs of rural population 
underscores people’s direct participation in the entire development process.  
Community participation in development initiatives evolved differently in rural and 
urban areas in Bangladesh.  The community participation movement started getting a 
definitive form during early 1970s when the NGO activities started getting momentum. 
However, the origin of community driven development programs in the rural areas has a 
 Chapter 4: Housing Governance and the Poor in Dhaka: Actor, Methods and the Process  129 
 
much earlier origin in the voluntary activities by some philanthropists. The voluntary 
development programs were launched after the principle of self-help and reciprocal 
cooperation, with a view to help the poor and bring in change in the rural areas. A major 
strength of these local voluntary organizations was their participatory approach for 
development. One of the prominent model of such participatory development program was 
Aktar Hamid Khan’s Commilla Model7, a comprehensive rural development approach based 
on the principle of people’ participatory role and local cooperative in 1959. This is one of the 
significant models of organized community participation in the country.  
In Bangladesh, community participation is primarily being promoted by development 
NGOs. After a long colonial rule and twenty-four years of Pakistani domination, Bangladesh 
emerged as an independent country in 1971. The newborn country needed heavy expenditure 
for the development of the economy and for the devastated infrastructure. The government 
and political parties appeared to be incapable of bringing in required development. The 
effects of inefficiency, corruption and instability of the government, and a self-destructive 
political situation facilitated the NGOs to thrive (Chowdhury, 1989; Rahman & Mustafa, 
1995; ADB & GOB, 1996 in Mahbubur Rahman, 2005). They started working side by side 
with the government agencies in poverty alleviation through community mobilization. 
Through historically the NGOs started with the relief and rehabilitation services to the 
cyclone victims in 1970 and war victims in 1971 where people were treated as primary 
recipients of services, they gradually shifted to community development programs including 
micro credit in the rural areas.  
                                                 
 
7  Comilla Model was developed into a training and research institution called Bangladesh 
Academy for Rural Development (BARD) in Comilla.  
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According to Korten (1990) historically there are four generations of NGOs in 
Bangladesh. The First generation of NGOs emphasized on relief and rehabilitation work. 
They actually emerged out of philanthropic motivations of some pioneers including freedom 
fighters for post war reconstruction of the country. The primary activities were related to 
providing water sanitation, healthcare and basic nutrition to freshly returned refugees.  
According to White (1999), “there was a tremendous surge of ‘public spirit’, people wishing 
to do something for the fledging nation, and it was this that inspired the founders of many of 
the foremost NGOs today”. However, according to wood (Edwards & Hulme, 1995 in Wood, 
1994) it is also rooted in the voluntary activities of may concerned people who rendered 
medical and other humanitarian services to people in the refugee camps along the borders 
between India and Bangladesh during the war of 1971. According to Karim (2001) during the 
post war reconstruction period many relief and rehabilitation program were launched with or 
without international assistance by dedicated hearts that were pioneers in setting an 
alternative development practice in the country.  
There was a gradual expansion of NGO activities from charity and welfare services to 
participatory development practices for poverty alleviation in rural areas. They were Korten’s 
second generation of NGOs (1973-75) that focused on rural development through agricultural 
promotion and self-reliance. Like any other developing country during 1960s through 1970s, 
in Bangladesh it was assumed that rural poverty could be eliminated through green 
revolution.  However, soon the government realized that it was unable to distribute new 
technology of the Green Revolution to farmers due to lack of staff at the local levels. A 
cooperative model organizing farmers’ groups was assumed to contribute towards addressing 
the problem. Hence, the government and the NGOs were inspired by the Comilla Cooperative 
model, which was adopted for agricultural development through promotion of a participatory 
development approach. Another example of community participation in rural development 
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was ‘Swanirvar Movement’ (self reliance) that was launched during 1975 by the government 
of Bangladesh. The program was implemented following a ‘basic need’ approach of rural 
development.  The main activities of the program included development of rural 
infrastructure, informal education and healthcare, hybrid agricultural crops, voluntary labour, 
employment opportunities through micro credit. The main strategies were to include various 
groups in the village structure, development community’s collective action and group 
mobilization. A participatory project called Ulashi Jadunathpur canal digging project was one 
of the success stories of this movement where voluntary labours were mobilized excavating a 
4.3 km long canal for facilitating rural irrigation and drainage.  Besides, the institution of 
Swanirvar Gram Sarkar (self-reliant village government) was conceptualized in this 
movement.  Despite of some notable achievements the overall success of the movement was 
controversial.  Nevertheless, the movement was a milestone in participatory rural 
development practice in Bangladesh. In addition subsequent rural development programs and 
reforms owe much to its basic strategic principles that stressed on bottom-up formula of 
decision making, participation of all people irrespective of their social position and making 
them participant of Gram Sabha (village committee), decision was based on consensus 
instead of common belief and an integrated approach to rural development.  
However, by late 1970s there was a growing consensus that community development 
model with strong emphasis on agriculture were not adequate to address rural poverty (White, 
1991; 13). The projects had been successful in many cases in raising the total production 
levels, but often the distribution of the benefits was not equal, rather went in favour of the 
rich (Clements & khan 1985,2 in Buckland, 1994). There was a growing consensus that since 
Poverty was not only because of income difference but also of existing power relation 
between the rich and the poor, poverty alleviation must target the poor and address the 
existing power relation (ibid,12). Therefore, there was a gradual shift of strategies from 
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comprehensive rural development based on village cooperatives to formation of class-based 
groups.  NGOs started emphasizing on identifying the poor and forming group beneficiaries 
based on some criteria. Thus target groups were created for incorporating people’s opinions 
on how to implement the project successfully to meet people’s interest. People’s participation 
took a new shape from village wide people’s involvement to more focused target based 
participation. NGOs interventions in credit, water, sanitation, health and education were 
made targeted to the identified groups. The inspiration behind this movement also came from 
the work of Freire (1970) that advocated for participatory research to enhance people’s 
awareness and to empower them. According to the theme the poor and exploited people 
should be enabled to conduct their own analysis of their own reality (Chambers, 1994). Two 
other schools of thought, participatory research, and participatory action research also 
influenced the new participatory movement where powerless people can express their needs. 
One of such participatory research was ‘the net: power structure in ten villages’ in which 
villagers were able to identify how the local elites used their advantageous position to exploit 
the villagers (Committee, 1980).  
One example of successful target group oriented development initiative is the Grameen 
Bank’s economic and social development model. The bank started its operation in 1983.  Its 
lending approach creates small credit group and promote participation, mutual cooperation 
and solidarity of those disadvantaged people in their poverty alleviation.  Group support 
among members is created by allowing the group members to select any two eligible 
members amongst them for the loan initially and later on other members upon timely 
repayment and proper utilization of the loan.  Thereby each member of the group is not only 
responsible for his own loan but also of other members in the group.  Each group consists of 
five members and several groups get together to form a centre. In each village, there may be 
one or two centres that work as a forum. They deal with banking transactions and promoting 
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social functions through Grameen Bank’s ‘sixteen decision” which every member is expected 
to follow.  
During late 1970s through early 1980s the number of NGOs operating in the country as 
well as their activities expanded many folds. The notion of people participation, basic needs 
and women cantered approaches were reinvigorated in the international policy documents 
and hence by the donors which heavily influenced the local NGOs. People’s participation was 
emphasized in the policy documents on the ground that people’s participation is required to 
achieve long term solution of poverty and inequality and to achieve sustainable development. 
It may also lead to good governance, which is a prerequisite for achieving sustainable 
development. Thus, Sustainability goal of development initiatives led NGOs to encompass 
multi dimensional sectors. The inefficiency of the government to reach the grass roots 
community to achieve the development goal was realized by the government and reinforced 
by the international development organizations. Therefore, NGOs were encouraged 
complementing and supplementing government projects either by subcontracting or as a 
collaborative partner. The NGOs started participating in different national government 
programs such as the Bangladesh Rural Advancement Committee’s (BRAC) participation in 
the National Immunization Program,  Proshika’s participation in Government’s Social 
forestry program etc. During 1990s, international development institutions channelled their 
resources through NGOs to supplement the government’s delivery system to reach the poor. 
The argument was to create indirect pressure on the government to attain efficiency (Newaz, 
2003 ,41). The World Bank Review (1990) compares NGO activities favourably with those 
of the state and recommends the expansion of NGOs to supplement government efforts and 
for implement delivery of services through competition (ibid.41).  
In the urban areas, emergence of community participation can be traced back in 1980s 
when the NGOs started focusing on the socio economic development of the slum dwellers 
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and environmental improvement of the slums.  Slums are clear manifestation of urban 
poverty and housing demand, which is not new in the city of Dhaka. The problem of housing 
for the poor is as old as the city. During 1950s through 1960s the problem of housing for the 
poor was getting aggravated with the government’s modernisation approach and conventional 
approach to demolish slums and squatter settlements and provide housing in a modern style 
through public housing schemes. Like in any other developing country, programmes under 
this approach were aimed at demolishing old, substandard houses and replacing those with a 
new housing stock, which was highly inadequate. As a result, continued fast growth of urban 
populations and the inadequate supply of conventional housing in relation to need and real 
demand quickly led to growing slums‘ and squatter settlements (Jenkins et al.2007 in M 
Rahman, 2012). 
The number of the slums and slum-dwellers has increased substantially since 1972. It 
was particularly due to persistent rural poverty and unemployment in the war and cyclone 
ravaged country resulting in massive rural urban migration. Three historical incidences, the 
war of independence, the cyclone of 1970 and the famine in 1974 are known to be major 
driving forces contributing towards rapid urbanisation during 1971- 1980. The national urban 
population grew from 2.6 million in 1961 to 6 million in 1974 and to 15 million in 1981. The 
level of urbanization was increased from 5% in 1961 to 8.9% in 1974 and 15.5% in 
1981(BBS, 2001).  
In the face of failure of the modernisation policies a non-conventional approach 
through promotion of self-help was getting an increasing focus in the urban poor’s housing  
initiatives of the government during late 1970s to1980s. Some of the large site and service 
resettlement projects in Tongi, Bhasantek and Demra was initiated by the government though 
active financial support from the international donors. The NGOs were invited as 
implementation partners to reach out to grass roots community and mobilisation of the target 
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group. However, the projects were still examples of classic top down state initiatives and 
community participation was virtually missing in the implementation process.  
Following the aided self-help housing, during 1980s the international agencies like the 
World Bank became very influential in formulating housing policies in the developing 
countries. It started advocating making housing policies more market friendly and 
encouraging market agents to be further involved in housing delivery. The assumption behind 
such paradigm shift was based on the governments’ limited resources and capacity to address 
the massive problem. This provided the underpinning to abandon the role of government as a 
housing provider and turn towards an enabling approach by contributing to the restructuring 
of land and finance regulations, leaving housing production to people’s initiative under the 
market economy (Berner, 2001 in M Rahman, 2012). As a consequence of World Bank’s 
advocacy to withdraw state role as a provider of housing and interventionist role of the state, 
NGOs reappeared as collaborative partners of the government in providing basic services to 
the urban low-income communities. Thus during late 1980s through 1990s a series of 
infrastructure improvement projects were initiated with slum upgrading activities within the 
projects following the assumed success of LGED’s Slum Improvement Project’ (SIP).  The 
SIP was implemented in 1985-1996 to improve the quality of life for slum dwellers by 
mobilizing community resources and improving the basic physical infrastructure. The 
underlying philosophy of the project was to establish an integrated economic, social, and 
physical development programme in urban slums through community organization and the 
provision of loans for income generation. Some of the other major projects include, "Urban 
Basic Services Delivery Project, the Secondary Towns Infrastructure Development Project 
Secondary Towns Integrated Flood Protection Project (1992-1998), the Community 
Empowerment for Urban Poverty Alleviation Project and the Urban Poverty Reduction 
Project.  
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Besides participatory implementation of government service delivery projects, NGOs 
have demonstrated considerable evidence of community mobilization in poverty alleviation, 
housing rights, micro credit, income generation, and housing provision. One of such example 
of community participation in slum upgrading is the shelter improvement project by an NGO 
called SEVA. The NGO acted as an intermediary between the landowners and the community 
to upgrade the sums and arrange finance for that. Its interventions were in terms of 
mobilizing the communities and the owners to come to a fixed term tenancy agreement upon 
physical upgrading of six slums in Dhaka. Another example of successful community 
mobilization was water and sanitation provision in slums by Dustha Shasthys Kendra. Above 
all, community organization through CBOs and awareness creation of several NGOs about 
the housing rights have led to organized movement against government slum eviction without 
rehabilitation over the recent years. Thus, it is interesting to note that though majority of the 
NGOs are donor dependent for implementing development projects for which design of 
Community participation happens outside the community, still NGOs are organizations that 
are working as catalyst to promote participation and building people’s capacity in the 
country.  
4.6 Housing Approaches and Housing in Policies 
 
4.6.1 During 1970s 
In the 1960s and 1970s, the governments in many developing countries carried out 
various ambitious public housing programs. However, it was realised very soon that most 
were unsuccessful as direct provider of housing units to the poor. After independence in 1971 
Bangladesh, after decades of economic domination inherited strong resource constraints, 
attempted to solve the housing problem with a very traditional approach by following other 
developing countries. In the early 1960s through to the 1970s, the argument provided by 
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Turner and Mangin largely influenced the theory and practice of low-income housing policies 
in the developing world. According to Turner, the shacks could be eventually improved by 
the poor themselves and turned into assets if the poor are left alone in locations where they 
have security of tenure (Choguill, 1993 p327). He was the pioneer among the critics who 
supported that the direct provision of housing by governments should be replaced by a new 
approach where users are the principle actors. According to Turner, at the individual and 
community level, the exercise of housing provision could be managed more efficiently. The 
main progressive outcome of Turner’s work was a gradual realisation that housing conditions 
can considerably improve in squatter settlements over a period of time. This idea was 
eventually adopted by the World Bank which is evident in its policy prescriptions and project 
assistance towards the developing countries, including Bangladesh. 
However, in the first decade after independence, the official approach of the newly 
formed government towards slums was to clear the dwellings. The strategy of demolition 
could not bring effective results because the dwellers, after some time, simply re-built their 
huts at the same location or, if there was too much harassment, at another unoccupied 
location nearby. Therefore, resettlements and relocation of the squatter dwellers in alternate 
location towards the city periphery, was felt to be a solution after slums were demolished. 
This led to several forcible evictions and demolition of the slums and squatter settlements 
situated in central locations of the city making 2 million people homeless. Three 
rehabilitation camps at Mirpur, Demra and Tongi (5,10, & 15 miles respectively from the 
then centre of the city) were developed to resettle about 70,000 evicted slum and squatter 
dwellers whereas the rest of 1.3 Lakhs (0.13 Million) uprooted people were forced to return 
to their native village. The sites were developed into lowest income public housing estates 
with a capacity of twin accommodation 24,126 families on 12,063 plots. These low-income 
public housing schemes, though intended to provide rehabilitation of squatters in three camps 
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had very limited effect due to lack of community services, damaged infrastructural facilities 
and lack of income opportunities. Besides, the growth of slum and squatters continued to 
grow and these sporadic interventions could barely make any improvement in the low-income 
housing condition. In response to this continued problem, the Ministry of Public Works in 
1978 initiated two more ambitious site and service projects, one of which was implemented 
with financial assistance from United Nations Development Programme (UNDP) and United 
Nations Capital Development Fund (UNCDF) and UNICEF, while the other could not go 
beyond the planning stage due to lack of finance (Hasnath, 1982). The project involved 
rehabilitation of 2,600 families from Bhasantek to Mirpur. Although the project was planned 
to be implemented through a site and service scheme, actual implementation went beyond the 
pure site and service concept to include a component of core housing and provision of 
community facilities such as a mosque, a community centre and paved roads involving a 
huge cost. This heavily subsidised project was not proved to be successful in terms of 
fulfilling all the objectives and to be widely replicated as a model either. Although the first 
objective of resettling 2,600 families in a viable community that provided adequate services, 
and levels of physical and social security was met, the two objectives of testing a government 
strategy of enabling very low-income groups to have access to land tenure, urban services 
and housing and strengthening the Government’s institutional capacity in the field of social 
housing development were ambivalent. There was no institutional context within which it 
could be replicated i.e. the organisations that will be responsible for replicating the model and 
no action was taken to strengthen institutional capacities. Rather, the city experienced large 
scale slum demolition programs as well as implementing housing projects targeting the 
middle income groups during that time. Further gentrification was also evident in the project 
site. The site which was not central enough to offer the dwellers convenient employment 
opportunities, when the concept of self-help housing is not considered in site and service 
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project, and above all when the market price of a piece of serviced land with a core unit is 
high, it is likely that the beneficiary would sell off the land and move to somewhere else or to 
squat again. As mentioned by Hasnath (1982) it is the law of extreme poverty that they 
cannot retain anything which is too good for them. Thereby, even in Bangladesh like in many 
other developing countries, as studies indicate, these types of government-administered 
projects were heavily subsidised, badly managed, and ultimately, financially unsustainable 
and non-replicable (Keare & Parris, 1992 cited in Mukhija, 2001). 
4.6.2 During 1980s 
The second five year plan i.e. 1980-85 saw a shift in housing policy approach from the 
construction of high quality housing units to the provision of serviced land. Lower standards 
were adopted and measures introduced for cost recovery. However, little improvement was 
made in the implementation of such policies (UNDP, 1990). During this plan period, in view 
of the growing population and its demand for housing and amenities and in consideration of 
the scarce resources, major thrust was given on stimulating private sector participation and 
completion of the ongoing water and sanitation projects. 
Thus, from the late 1970s through to the mid-1980s, there was a shift of focus regarding 
low-income housing policy and practice from site and service projects to environmental 
improvement though providing amenities and infrastructure facilities like drainage, drinking 
water, roads and sanitation. Like other developing countries, the government of Bangladesh, 
oriented its low-income housing policies following the recommendations in Agenda 21, and 
adopted the new approach of public/private partnership and increased level of involvement of 
NGOs and stakeholders. In line with this, the Government began implementing slum 
improvement programs in the mid-eighties with financial support from UNICEF. The 
program was implemented in two phases. Originally the program had a strong physical 
component like improvement of drains and sanitation. It had no housing component. Later 
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the World Bank, the ADB and major NGOs like CARE, supported some slum improvement 
programs. None in Dhaka (DMDP area) however has any housing component. All programs 
together have made very little impact on improvement of slums in Dhaka, due to the massive 
scale of the problem (World Bank, 2007). 
The Slum Improvement Project (SIP), under the Local Government Engineering 
Department (LGED) began in 1985 in 57 slums in five municipalities, and the first phase 
ended in 1988. The major objective was to improve the slum environment, provide primary 
health care, and empower poor women living in these communities. In the second phase 
(1988-1996), the project extended its program to four city corporations and twenty-one 
municipalities and 185 slum clusters, reaching 40,000 women. The program emphasised 
community involvement with a special focus on an ‘enhanced role for women in project 
activities’. Activities were aimed at connecting existing urban services to slum communities 
and improving institutional capacity to work with the urban poor. The project emphasised 
inter-agency collaboration. The implementation of the improvement scheme did not 
significantly improve the low-income housing scenario due to its limited reach. In Dhaka city 
the SIP covered 18 slum areas and squatter settlements covering about 31,000 people. It is 
important to note that improvements under the SIP were carried out only in slums on 
government lands primarily on Dhaka City Corporation land. In Dhaka city more than 75 
percent of the slums are developed on private lands which were kept outside the improvement 
project. It was widely recognised that some of the components of the project such as credit 
scheme could hardly benefit the poorest of the poor. Besides, since the land tenure issue was 
not comprehensively addressed by the project, many of the slums were demolished long after 
its implementation (1995-2004), leaving thousands of families homeless again. 
The Dhaka Urban Infrastructure Improvement Project (DUIIP) was launched in 1989 
by the Housing and Settlement Directorate (current NHA) with financial assistance from 
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ADB. The main objectives were to strengthen institutional capabilities, improve urban 
infrastructure and services, and provide serviced and secure land for residential, commercial, 
and industrial purposes. The total plots in this project were 4,360, which included 3,316 low-
income and 657 middle-income residential and the rest comprising industrial and commercial 
plots. These plots were infill plots developed filling under-utilised low-lying areas rather than 
developing new tracts of land which led to land dispute and consequently affecting the 
economic performance of the project since nearly 30 percent of those infill areas were 
occupied by illegal occupiers. The housing components of the project was not fully 
successful due to two factors, firstly the target beneficiaries, i.e. the poor were selected 
through lottery where low-income beneficiaries were not adequately defined. Secondly, 
nearly 20 percent of the poor households built only temporary huts on the plots, as they 
lacked the funds to build proper houses or illegally sold the plots and moved elsewhere, some 
to squatter settlements (also illegal) outside the project area. The cumulative consequence of 
these resettlement programs and related infrastructure development was escalating land price 
in the city, which even made it more difficult for low-income groups to gain access to land 
and housing. 
Besides SIP and DUIIP the Local Government Engineering Department (LGED) has 
initiated a number of urban development projects with slum improvement activities during 
this period. These projects were implemented phase wise, and continued to the next decade, 
with support from Asian Development Bank (ADB), World Bank, UNICEF, and other 
development partners. Among these projects, the Secondary Towns Infrastructure 
Development Project, funded by the ADB, was implemented in 10 municipalities in Phase I, 
(1992-1997) and was extended into 22 more municipalities for Phase II. Besides Secondary 
Towns Integrated Flood Protection Project Community Empowerment for Urban Poverty 
Alleviation Project, (funded by the UNDP for four city corporations), Urban Basic Services 
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Delivery Project and the Urban Poverty Reduction Project (UPRP) (funded by ADB) for the 
Dhaka City Corporation (DCC), both of which are entirely slum development projects; and 
the Municipal Services Project (funded by the World Bank), which also contains slum 
improvement components. 
4.6.3 During 1990s  
This decade faced an initiation of the withdrawal process of the government from the 
role of a provider to an enabler. Since the late 1980sthrough to the 1990s,  different donor 
agencies, particularly the World Bank, propounded that in order to develop the housing sector 
the governments should refrain from direct housing provision and rely on market-actors and 
enable housing provision through policies of decentralisation, privatisation, deregulation and 
demand-driven development (World Bank, 1993).The government of Bangladesh prepared its 
first ever Housing Policy (1993) in accordance with the World Bank’s recommendations. The 
goal was to provide housing to people at all strata, specifically the low-income people. 
Emphasis of the policy was placed on the construction of inexpensive housing units, 
development of land and construction of condominiums for the low-income and middle-
income families, multi-story buildings for the public-sector employees, residential 
accommodation for working women, low-cost housing in the coastal areas, etc. Interestingly, 
after adoption of the policy, the government neither could refrain from slum demolition nor 
could it stop direct supply of housing units. In this bewilderment, the actual role played by 
the government is neither a provider nor an enabler. Massive eviction drives of slums without 
resettlement plans, construction of subsidised public housing, inappropriate public/private 
partnership for construction of housing units for the poor, deceased slum and squatter up-
grading programs are only few evidences of failure of the housing policy and government’s 
lack of genuine interest to resolve the housing and related problems. 
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During this period the city has also witnessed a very large wave of evictions. Some 62 
slums (Nawaz, 2004) have been recorded to be experiencing some demolition drives by the 
government authority besides fire accidents. The Government took the initiative to implement 
a slum rehabilitation project in 1993 at Bhasantek, Mirpur. This is the first public/private 
partnership project (on Built-Operate-Transfer basis) where the government provided land 
(Bhasantek slum was evicted) and a private real estate company constructed the flats from its 
own investment and beneficiaries’ deposit. The private developer constructed 15,024 flats 
and was responsible for providing community facilities including school, college, vocational 
training institute, mosque and health centre. In addition, the terms and conditions on transfer 
of ownership of the apartment units to slum dwellers and low-income group was fixed by the 
developer and approved by Government. The beneficiaries were supposed to re-pay for the 
flats on instalment basis. However, it is evident from the terms and conditions of the payment 
and actual income of the slum dwellers that it became increasingly difficult for the slum 
dwellers to afford such a flat. In fact the scheme was a non-starter from the very beginning: 
Firstly because this scheme did not provide sufficient business opportunity to the investors 
and secondly the price was not affordable for the slum dwellers. Existing housing finance 
system was also not supportive to accessing housing loans to them. Further it is evident from 
researchers that nearness to workplace and availability of income opportunities are most 
influential factors for the slum dwellers to reside in accommodation within their financial 
capability. With implementation of rehabilitation projects further from the central areas of the 
city and from areas of economic opportunity and with inefficient transport systems, means 
access to work has been reduced, commuting times lengthened and commuting costs 
heightened. This functions as a disincentive for the slum people. As identified by Hasnath 
(1982) there are various forms of subsidy for providing housing provision to the poor. 
Whatever form the subsidy takes it should not be larger than needed to bring the cost down to 
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the target’s population ability to pay. Any further subsidy would ensure the inhabitants an 
unjustified profit at the expense of the public (Hasnath, 1982). The Bhasantek project has 
been implemented with heavy direct subsidy by the government (by providing land). There is 
neither cost recovery mechanism nor cross subsidisation approach (collecting more from the 
better-off to pay for the project for the worse-off) in the project for the government. In 
addition, the entire project was based on a contract basis. The involvement of contractors and 
subcontractors for some specific jobs provided adequate profit to both the parties leading to 
an apparent increase in the price of house. As a consequence, it was found that the flats in the 
project were not occupied by the slum dwellers but by economically solvent population with 
no history of living in a slum (The New Nation, 2009). Therefore, heavy subsidy went in 
favour of the better-off who bought the flats at prices well below the market value, and who 
could actually afford to pay more. The same thing happened in the Mirpur Housing Estate as 
well as in the Mohammadpur Housing Estate where the low-cost housing plots were allotted 
to the poor but were actually occupied by the better-off who bought the plots at prices much 
below the market value. Sometimes 2-3 contiguous plots were converted into a single plot to 
construct multi-storeyed apartment buildings. Thereby the poor were again made landless. 
Thus, this is not only an example of malfunctioning of the urban land market but also of 
government’s poor policy design that actual beneficiaries of the project were the affluent 
class and the actual target group being priced out. Therefore, needless to say that the project 
did not accord with the objectives of government policy regarding incremental development 
of housing or direct provisioning of housing for the destitute and shelter less poor or 
rehabilitation of the slum dwellers who were evicted from the site due to implementation of 
the project or other. 
If incremental housing system was to be adopted (as was mentioned in the NHP 2004) 
subsidy is only the first step. In case of Bhasantek Rehabilitation project, the main problem 
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was not with implementation but with policy and design of the project. The project was 
started with huge capital subsidy (in terms of provision of land) to bring the unit cost down. 
However, the heavy subsidy still could not bring the price down to be affordable by the lower 
income people. Consideration was not given to make appropriate and affordable credit 
available to the target population either. It is a widely acknowledged phenomenon that 
traditional housing finance institutions are unwilling to lend to low-income households due to 
abnormal risk, perception of risk and the non-rewarding nature of the low-income housing 
market, and a corporate culture that is not geared towards low-income people. Some form of 
credit on non-mortgage base (as duly mentioned in the NHP 2004) would be more 
appropriate according to the need of the poor. This kind of lending could be linked to the 
savings potential of low-income people to enhance performance by mobilising such savings 
into a housing finance system. By committing household income to savings, the risk of 
default is likely to be lower on savings-based loans. 
The latter half of the 1990s witnessed some credit programs to make a discernable 
impact on the migration situation and act as prohibitive force for the development of slums. 
The new elected political government, stimulated by the historical experience of ‘cluster 
village’ launched housing programs such as Asrayon (shelter), Ghare Phera (returning home) 
and Ekti Bari Ekti Khamar (one homestead one farm) for rural landless and homeless people. 
The Ghore Phera (return home) program, in this endeavour, was launched in 1999 offering 
loans (by Krishi Bank) to slum dwellers wishing to return to their villages to start income-
generating activities. In the Asrayon project almost 50,000 rural landless were planned to be 
provided with group housing and small agricultural plots. These programs were to solve the 
problem of the squatters and slum dwellers. Further, to establish the government’s role as an 
enabler it initiated Grihayan Tahabil (Housing Fund) through the Bangladesh Bank to 
provide housing loans to NGOs to build shelter for the urban poor (GOB, 2001website). This 
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period also experienced an active participation of the NGOs both in poverty alleviation, 
social development and environmental up gradation projects both in rural and urban areas 
with financial assistance from the government and donor agencies. 
4.6.4 During 2000 
The 2000s saw a further withdrawal of the government from the role of provider. 
However, it is doubtful that such withdrawal was for the sake of playing the role of a 
facilitator. Under the guise of privatisation, public/private partnerships, and NGO 
involvement it was convenient for the Government to answer this string of failures not with 
greater involvement, but by withdrawing and giving the field to private builders and 
developers. The early years of this decade saw one of the largest slum demolitions without 
any resettlement and in situ improvement policies. According to Ain-o-Shalish Kendra 
(2007), 21 slums were evicted in January 2007 and within a period of two years from 2000-
2003, a total of 122 slums were demolished setting fires causing a damage of Tk1.5 crore 
(UNDP, 2007). 
According to the policy recommendations of enabling strategy’ discussed in Chapter 
Three, government should limit direct involvement in the provision of housing and enable 
individuals and communities to decide on their own housing. At the core of this enabling 
approach are the call for a reduction in the role of the government and more room for the 
markets to do the magic. Housing provision through market mechanisms is likely to be 
paradoxical and may require seeming policy contradictions. Enabling is likely to involve both 
decentralisation and centralisation; both privatisation and public investment; both 
deregulation and new regulations, and both demand-driven and supply-driven development 
(Mukhija, 2001). The Housing Policy 1993 stated that the Government would ‘encourage on-
site upgrading, slum renovation and progressive housing development with conferment of 
occupancy rights, wherever feasible and to undertake relocation of the squatter settlements 
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from the sites that need to be cleared in public interest’ (Clause 5.10.1). The Habitat Agenda 
(1996) stated unequivocally: Access to land and security of tenure are strategic prerequisites 
for the provision of adequate shelter for all and the development of sustainable human 
settlements. It is also one way of breaking the vicious circle of poverty. Access to secure 
tenure has often been a prerequisite for access to other opportunities, including credit, public 
services and livelihood. The Global Campaign for Secure Tenure (GCST), a major 
international initiative since 1999, identifies the provision of secure tenure as essential for a 
sustainable shelter strategy, and as a vital element in the promotion of housing rights. It 
promotes the rights and interests of the poor, ‘recognising that the urban poor themselves 
provide the vast majority of their shelter’. A more recent study (UNHABITAT,2003) has 
taken the argument a stage further, stating that the granting of secure tenure is the single most 
important catalyst in mobilising individual investment and economic development. 
Furthermore, the insecurity of land tenure leads to major barriers to effective service delivery 
not only for slum dwellers, but for implementing agencies as well. With the constant threat of 
evictions, Government agencies, NGOs, and donors are reluctant to invest capital in erecting 
permanent structures if they stand to lose them if the slum gets evicted. UNICEF faced this 
problem repeatedly with their education centres where some were reported to have been 
bulldozed. The Policy of 1993 also committed the Government to ‘expand provision of 
water-supply, sanitation and basic services in slum and other settlements occupied by the 
poor’ (Clause 5.11.1), and to ‘integrate the provision of physical amenities in slums and 
squatter settlements with basic services including maternal and child welfare services and 
health care, structured on community participation and involvement of voluntary agencies 
and management of local bodies’ (Clause 10.5.4). On the basis of these commitments the 
ADB prepared a proposal for upgrading and improvements of slums and squatter settlements 
in an incremental manner. However, the ADB could not go ahead with the proposal, as the 
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Government was not ready to give squatter settlements security of tenure and assurance that 
they would not evict them. This would put the large investments by community people and 
the ADB in squatter up gradation programs at risk. 
In the fifth Five Year Plan (1997-2002), the government articulated its activities such as 
1. Provision of housing for government employees and development of satellite towns for 
different income groups in the urban areas, 2. Provision of low-cost rural housing, 3. 
Resettlement of slums dwellers and squatters, 4. Delivery of basic services to the slum 
dwellers, and 5. Provision of safe drinking water, sewerage and sanitation facilities in urban 
and rural areas. The formal private and cooperative development sector in housing boomed in 
this decade particularly in the market for apartment buildings. The Government provided a 
number of tax incentives to boost the real estate sector in the budget for the fiscal year 2003 
which measures have saved an average buyer Tk.5 lakh (0.5 million) on a Tk. 45 lakh 
apartment (Loton, 2004). A 1995 study by REHAB showed that there were 142 real estate 
developers in metropolitan Dhaka working on land and apartment development and the 
number of companies increased to 712 (REHAB, 2010). However, these land and housing 
projects are purely profit oriented and have kept the real estate market locked for the low-
income households. 
In recognising the magnitude of the housing problem and growth of informal housing in 
the city, the recent policy papers and government’s approach towards low-income housing 
reiterated the idea of public/private partnership, including involving the NGOs. Although the 
multiplier impact of housing is recognised, direct involvement in housing provision has not 
been a materialised by the NGOs. This is primarily because of two factors, firstly, scarcity 
and high cost of land and secondly, the poor living in the slums grown on the government 
land do not have security of tenure which put their investment at risk. In fact, lack of tenure 
security has been one of the main reasons for lack of government and donor investment for 
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poverty reduction and other development interventions in urban informal settlements. 
According to the government, granting tenure security would encourage more settlers and 
induce migration from rural areas. However, a number of NGOs and CBOs are actively 
involved in the poverty alleviation and providing physical infrastructure and services in the 
urban areas. Thereby their approaches towards housing solution are of indirect in nature. 
They include firstly enhancement of their affordability through micro-credit and savings 
program; secondly involving in income generating activities, building awareness, women 
empowerment; providing social and physical infrastructure such as education and health care, 
water and sanitation, and lastly, advocacy for the housing rights of the slum dwellers. 
However, NGO participation in providing loan for low-cost, hygienic housing construction is 
limited only in rural areas. Research by Rahman (2005) indicates that the terms and condition 
of the loan repayment is not affordable by the poor without subsidy, which again informs the 
abject failure of the government in addressing the problems of low-income housing in the 
city. 
Since enabling the market would require greater involvement of private actors, 
collaboration among organisations and coordination among institutions, in this respect 
government has stimulated the participation of NGOs and CBOs in slum improvement 
programs. Nevertheless it has not facilitated a positive environment by providing finance and 
institutional supports so that private efforts can flourish. The government is yet to adopt 
appropriate strategies in that direction. Appropriate legislation, land and title records, laws 
regarding land acquisition, cooperatives and apartments, will encourage the NGOs’ 
participation in the housing sector. 
It is evident that although the housing policy that has been formulated reiterates the 
market enabling strategy in stated goals and objectives, so far little has been achieved in 
terms of its implementation. This paradox has given rise to fragmented public interventions 
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targeting the poor and slum dwellers in paper, but actually benefiting the non-poor and non-
slum dwellers; property rights have not been assured for which there is unabated slum 
evictions and violation of human rights; an unregulated housing market pricing out the lower 
income people, unfriendly policy environment for resource mobilisation for housing; lack of 
non-mortgage base institutional credit facilities barring a substantial segment of low-income 
urban population and absence of innovative finance mechanism to mobilise untapped 
resources. Therefore, an endeavour to improve the housing situation of the urban poor 
through an enabling approach and market-oriented strategy not only calls for policy 
formulation but also removing the paradox in its implementation. 
This period is significant for one development i.e. the recognition of slum eviction 
without resettlement as unlawful by the Supreme Court. According to Shafi (2005), 
provisions included in the judgment including detailed strategies for resettlement in the 
context of eviction. However, this has seldom been followed, and for the poor inhabitants of 
informal settlements recourse to legal litigation is not an affordable option. Nonetheless, this 
judgment has been a starting point for advocacy by pro-poor lobbyists and in some cases has 
allowed preventing evictions. Over the last few years, the government’s new approach 
towards housing solution is allotment of housing units on hire purchase basis or self-finance 
basis. The National Housing Authority, since 2005 have implemented several housing 
projects following this approach targeting the government officials and middle-income 
people. 
4.7 Key Actors in Housing Provision and their Responsibilities 
In Dhaka, the dominant supplier of housing is the private sector comprising the 
individuals and the real estate developers. The private sector contribution was estimated to be 
93 percent against public sector contribution of only 7 percent. Contribution of the non-
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government sector is still absent for new housing development in urban areas. Following are 
the public sector agencies primarily responsible for housing provisions. 
4.7.1 National Housing Authority 
The National Housing Authority (NHA) under the ministry of Housing and Public 
Works is the single most important agency responsible for nationwide housing supply for low 
and middle-income people. Previously known as Housing and Settlement Directorate, Its 
principle role and responsibility is to prepare and execute national Housing policy. As the 
directorate the agency implemented a number of refugee and resettlement schemes, low and 
middle-income housing projects and squatter resettlement projects throughout the country till 
1997. However, as a sole housing agency the performance is low compared to the nationwide 
demand for low-income housing. More recently the focus of the agency seems to have 
changed with more emphasis on constructing housing projects for the government officials. 
Some of the housing projects those are recently been implemented such as Mohammadpur 
Housing Estate, and the Lalmatia Housing Estate and projects currently under 
implementation reveal that the projects are mostly targeted to the government officials and 
middle-income earners. 
 
4.7.2 Rajdhani Unnayan Kartipokkho (RAJUK)                       
The Rajdhani Unnayan Kartipakkha (Capital Development Authority) originally known 
as the Dhaka Improvement Trust (DIT) was established in 1956 under the provisions of the 
Town Improvement Act, 1953. The major function of this major public sector agency relates 
to planning and development control within its geographic jurisdiction that include preparing 
master plans and other physical development plans for Dhaka city, development of planned 
housing estates, parks, open spaces, recreation centres, roads, industrial zones and 
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commercial centres, land use clearance following the detailed area development plan and 
plan approval of all building constructions under the Building Construction Act of 1952. 
However, despite of the listed responsibilities the primary task of the agency has 
become development of planned housing estates through site and service scheme in Dhaka. 
All of the planned housing estates by RAJUK currently are areas occupied by the high-
income groups. Some of such planned areas by RAJUK include Gulshan Model Town, 
Baridhara, Uttara, Banani etc are now the most affluent neighbourhood in Dhaka in terms of 
land value and civic amenities. Therefore, the role of the agency is widely criticised for 
patronising the higher income and upper middle-income group though allocating state land at 
a very minimum price. However, process of selection of prospective beneficiaries is based on 
different professional categories such as government employees, non-government employees, 
business, judiciary services and income criteria within each category ideally favour the senior 
government officials and higher income strata. 
4.7.3 Dhaka City Corporations (DCC) 
Dhaka City Corporations (DCC), both North and South are responsible for the 
construction and maintenance of infrastructure and services (drainage, roads, and limited 
supply of water to slum areas within its jurisdiction. They are also responsible for collecting 
holding tax, which includes property, and conservancy tax (sanitation, solid waste 
management, and street lighting). 
There are different wings and departments within the city corporations such as social 
welfare wing and slum development wing. The social welfare wing is responsible for looking 
into such things as sports and cultural events, and relief during natural disasters, whereas the 
mandate for the slum development wing include providing infrastructural facilities and 
amenities, informal education, solid waste management and creating income generating 
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activities for the slum dwellers. However, the provision of such services in the slum areas is 
largely hindered by lack of security of tenure and funding (World Bank, 2007). 
4.7.4 House Building Finance Corporation (HBFC) 
It is the only public sector agency for meeting the need of mortgage finance. It was 
established in 1952 to stimulate middle-income house construction for civil servants in urban 
areas and Bangladesh. Currently, its mandate is to provide loan to all eligible individuals and 
groups except for the developers and builders. One of the eligibility criteria for availing such 
loans is to hold a land title in Dhaka which limits the loan to only higher-middle and high-
income people (Karnad, 2004). However, the loan is also available to first time homebuyers 
who are to purchase the house from a real estate developer. In addition, recently a new 
scheme has been launched for the low-income people to purchase house/apartment of 500 to 
1,000 square feet. However, such apartment size specifications may strain the purchasing 
power of the actual lower income people. 
BHBFC’s main sources of funds are dedicated Government Bond Issues specifically 
floated for their programs. Additional transfers directly from the government budget are 
occasionally provided on a limited scale. BHBFC operates on a commercial basis and sets its 
interest rates in accordance to its costs of funds and operating costs (Hoek &Smith 1997). 
Currently, the annual interest rate of the loan is 12 percent (HBFC, 2013). However, its loan 
recovery performance is poor and well below that of the commercial banks. Its recovery on 
current loans is 86 percent (of number of loans). 
4.8 Location of Case study Areas 
4.8.1 BauniaBandh Colony 
The settlement is situated in the north-eastern part of Dhaka. It falls within the 
administrative boundary of Pallabi Thana of Dhaka district. According to the DCC’s 
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administrative division, Bauniabandh is located in Section811 of Ward9 13 within the Mirpur. 
Figure 12 shows the location of this slum in the geographical setting of Dhaka city. The site 
of the settlement was a low-lying public land that has been earth filled and protected with a 
flood protection embankment which is the primary road surrounding the settlement on three 
sides. 
It is one of the oldest resettlement colonies in Dhaka city, currently having population 
of around 35,716(BBS, 2011) within land area of 96acres. The resettlement colony is a 
planned residential project implemented by the Housing and settlement Directorate (NHA) 
with funding from donor agencies in early 1980s. Unlike the other settlements, this settlement 
is much bigger in term of its area and is characterised by a wide internal road and relatively 
better housing structures and facilities (Figure 11.). It is divided into five residential blocks. 
Although the settlement was originally designed to rehabilitate 2,600 families, according to 
Dhaka city corporation records (2009), it accommodates more than three times that number, 
about 8,472 households. 
The rehabilitation project was conceived in 1976 in response to rehabilitate 2,300 
families who were temporary living in Bhasantek after being evicted from different slums in 
Dhaka city. The project was implemented after the principle of site and service scheme where 
each family was provided with 15’/30’ plot with a core house. The beneficiaries were 
organised by an NGO called CONCERN, which was active in the Bhasantek slum and trusted 
by the community. The plots were allocated on a 99 years lease basis. Each beneficiary paid 
an amount of Tk 7,500 divided in fixed monthly instalments over a ten year period. Most of 
the structures are semi-permanent in nature in which the roof is made of tin and the walls and 
                                                 
 
8 Section stands for simple geographical sub-division within a thana 
9 Ward is the lowest administrative unit of the Dhaka City Corporations. 
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floor are made of brick and cement respectively. However there are a number of permanent 
multi-storied structures mainly along the main access roads of the settlement. 
All the individual plots have legal connection of electricity and piped gas supply 
(cooking), however, there is no piped water and sanitation of service of WASA in the 
settlement. 
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Figure 11:Overall Scenario of Bauniabadh Colony 
 
Source: Field Survey, 2012
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Figure 12:Location of Bauniabandh 
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Figure 13: Location of Study Areas (Balurmath, Begun Tila and Kallyanpur Pora Basti) 
 
Source: Dhaka City Corporation, 2014 and Google Earth image, 2014 (Modified by author) 
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4.8.2 Kallyanpur Pora Bastee 
Kallyanpur Pora bastee situated in the north-western part of Dhaka. It is 
located adjacent to Mirpur Bangla College and the Vocational Training Institute. It 
falls within the administrative boundary of Mirpur Thana of Dhaka district. 
According to the DCC’s administrative division, the settlement is located in DCC 
Ward 11of Zone 7.Map 4 shows the location of this slum in the geographical setting 
of Dhaka city. Unlike the other case study areas, this settlement is situated in the 
middle of highly developed areas. 
The slum was developed on an area of nine acres of public vacant land during 
the early 1990s. The evicted slum dwellers from surrounding areas were settled with 
help of local political leaders after payment of Tk 3,000-6,000.Itis called ‘Pora 
Basti’ as it has caught fire several times over last twenty years. Currently it is home 
to 3,000 households and an estimated total population of the area is 15,000 (BBS, 
2011). 
It possesses all the typical characteristics of a developing county slum with no 
formal connections to water, electricity, gas or sanitation facilities. There are several 
‘Kolpar’ (water points) and shared toilets provided by the City Corporation and 
NGOs. NGOs such as BRAC and Onneshon operate free primary and non-formal 
education and community awareness program within the community. 
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Figure 14: Overall Scenario of Kallyanpur Pora Bastee 
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4.8.3 Kalapani Begun Tila 
Begun Tila, situated about three kilometres north of Bauniabadh and falls 
within the Pallabi Thana of Dhaka district. According to the DCC’s administrative 
division, it is located in Ward 2of Zone 8.  Figure 13 shows the location of this slum 
in the geographical setting of Dhaka city. 
The slum development process started with relocation process of evicted 
people in 1999. After being uprooted from other slums in Dhaka city, the slum 
dwellers were organised with the help of local political leaders and NGOs and 
demanded justice and rehabilitation. They demonstrated outside the High Court and 
appealed to the High Court against the eviction. According to the local sources, on 
August 29 1999, the High Court declared an order to resettle 5,454 families and 
government took initiative to relocate them temporarily on government land. About 
900 households were resettled with assistance from local political leaders on a four 
acre plot of public land in Begun Tila. According to the BBS, the settlement is home 
to 700 households of 3,000 people. However, according to the local community 
leaders, currently there are only 754 households in the settlement. 
The present day Begun Tila is a product of long struggle of the early settlers, 
the evicted slum and squatter dwellers. Although it is comparatively an older 
settlement, it also typically possesses all the characteristics of a developing county 
slum. With no formal water and sanitation connections to individual dwellings the 
only source of drinking water is the communal water points provided by the NGOs. 
In 2005, Dustha Sashtya Kendra (DSK) installed 15 water points under the WatSan 
project. There are also several cluster latrines (Fig 7,f). Each water point includes a 
paved floor, a tube-well and an underground water storage tank, which is connected 
through a DWASA water connection pipeline (Fig: 7,e). 
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Though the settlement is situated on plain land surrounded by water bodies on 
the east, it is free from regular floods. Those water bodies were used for communal 
purposes such as bathing and washing as well as primary outlets for sanitation. 
Almost all houses are of 24 x 18 feet in size. Most of the structures are made of 
temporary materials, however, few semi-permanent two-storied structures 
characterises the settlement. The houses are mostly made with a tin roof, tin or 
bamboo wall, and clay or cement floor. During the time of relocation and 
resettlement, the settlement site was a barren site surrounded by water bodies situated 
at the urban fringe entirely isolated from the rest of the busy areas. The settlers 
constructed each dwelling with temporary flimsy materials such as bamboo sheets 
and polythene. There are 20 internal lanes within the settlement connecting the 
households. None of the internal roads and footpaths was paved until 2012 for which 
little rain made them muddy. However recently all the internal lanes and main access 
road of the settlement are being paved and the drains connecting each plot are being 
covered with NGO support. 
The residents are employed in a wide combination of occupations in informal 
sector. Most of the residents are day labourers, rickshaw pullers and petty traders. 
There are some households where members are working in ready-made garments and 
nearby factories. There are also street beggars, handicrafts makers, government 
employees and domestic helpers working in the houses of nearby Dhaka 
Cantonment. The settlement is located about 30 minutes to one hour walking 
distance to most of the nearby job opportunities such as Mirpur section 12, section 
11, Dhaka Cantonment etc. centres. However, according to the residents they enjoy 
living in the settlement due to its geographic setting which offers them a congestion 
free quiet and liveable location in the settlement. 
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Figure 15: Overall Scenario of Begun Tila 
 
 
Source: Field Survey 2012 
 
4.8.4 Balurmath Bastee 
Balurmath is situated about 15 kilometres north of Dhaka city centre and about 
a kilometre north of Bauniabadh colony. It also falls within the Pallabi Thana of 
Dhaka district. According to the DCC’s administrative division, it is located in Ward 
2of zone 8. 
This slum has been developed on public vacant land. It is situated on land that 
is about two meters lower than the surrounding roads which makes the slum hidden 
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(Fig 8a).The process of this settlements development started when the surrounding 
areas were being developed with filling in low-lying land for construction of roads 
and other public infrastructure during late 1990s early 2000s. According to the local 
community leaders, people from Kalshi No 5 Bastee which is located on the other 
side of the road facing the Balurmat Bastee (falls in DCC Ward 5), settled on the 
land. Each of them paid about Tk 7,000-10,000 to local community leaders who 
allowed them to construct temporary structures on the land. 
This slum is newly developed compared to other slums in the locality. 
According to the local community leaders, there are about 527 owner-occupied 
households and about 150 tenants in the settlement. It has a total population of 
around 3,000 and an area of two acres. As seen in the map, the settlement is 
surrounded by two major arterial roads on the west and south. All the structures, 
constructed on the low land that has been filled in by sand, are made up of temporary 
materials. The inhabitants do not enjoy any legal supply of electricity or water and 
sanitation connection from the concerned authority i.e., the Dhaka Electricity Supply 
Authority (DESA) and WASA. However, NGOs such as WSUP and Care 
Bangladesh implemented an AusAid funded water sanitation and Hygiene project in 
2011 under which few water points for drinking water and community pit latrines 
were constructed. NDBUS is implementing UPPPR project in the settlement as part 
of which the community is being organised for community development activities 
including credit and savings schemes, and water and sanitation improvement. 
 166 Chapter 4: Housing Governance and the Poor in Dhaka: Actor, Methods and the Process 
Figure 16: Overall Scenario of Balurmath Bastee 
 
 
Source: Field survey, 2012 
 
 
 Chapter 4: Housing Governance and the Poor in Dhaka: Actor, Methods and the Process 167 
 
4.9 Conclusions 
This chapter demonstrates the overall housing scenario of the low-income 
people in Dhaka and presents a brief introduction of the four low-income identified 
for the research. The settlements identified included a planned rehabilitation site such 
as Bauniabadh, a site with a temporary permit to stay like Begun Tila and two sites 
with no such government permit and tenure insecurity. All four settlements, although 
situated on public land grew from different backgrounds. Therefore, all the four low-
income communities are facilitated by different levels of government and non-
government interventions in amenities and facilities. A brief description of the 
activities of the public agencies, introduction of the study areas and the communities 
is important to understanding the context of the problem. This background helps to 
link and understand the community perspective that is analysed in the following 
chapter. 
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Chapter 5:  Analysis of Outcome from Surveys and interviews 
5.1 Introduction 
The findings described in this chapter represent the data collected from all 
sources. The main purpose of this research is to investigate effective mechanisms for 
participation of low-income people in their affordable housing efforts. To accomplish 
this, multiple methods were employed including interviews, focus group discussions 
and household surveys to collect data. It was expected that perspectives from 
participants including architects, planners, government officials, and NGO 
executives would provide a diverse outlook on the main issues and challenges of 
community participation in affordable housing developments. While the data 
collected through interviews of participants at stakeholder organisations was 
expected to provide primarily macro-level perspective on administrative, political 
and policy level challenges, community level perspectives gained through a 
household questionnaire was expected to provide insights on current problems and 
potential of people’s collective capacity in housing development. Thus, data 
collected through interviews and focus groups comprising purely qualitative 
information, and household data comprising of both quantitative and qualitative 
components complement and support each other. 
This chapter is divided into two parts. The first part of the chapter contains 
analyses of data obtained through household surveys conducted in four low-income 
communities. The data pertains to community people’s responses and observations 
on constraints affecting people’s participation, benefits as well as prospective 
mechanism of their participation. This research concerns not only scope of 
beneficiary participation but also effectiveness such participation allowing 
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community empowerment in terms of influencing decision-making and 
implementation of those decisions. Thus, since the community people are central in 
the research and it concerns how people would be engaged in the processes of 
participation or how would they be equipped to do so, a beneficiary centric 
perspective is considered to be most valuable. Thus, a considerable overlap between 
views of different groups of participants would provide an in-depth understanding of 
the problem and provide a more practical direction for interventions. Therefore, the 
results of interview and household surveys combined address the three main research 
questions which are discussed in the following chapter. 
The second section presents the qualitative results from the interviews and 
focus group discussions. Thus, the findings from the study are summarised under 
themes that are drawn from the responses provided by the participants in the 
individual interviews and focus groups. The themes were developed in relation to the 
questions being explored. These findings are intended to provide understanding of 
affordable housing situation, policy environment, facilitators of and barriers to 
community participation, and the structure and process of future participation. 
However, throughout the chapter, quotes from participants are provided to illustrate 
key thematic areas and conceptualisations of problems and prospects to address the 
research questions. 
Part I 
5.2 Socio-Economic Profile of Survey Participants 
A profile of the settlements chosen and the socio-economic characteristics of 
the communities are provided in the following Tables (Table 9-19) below, based on 
data from the random survey of 329 households that was carried out as part of the 
fieldwork research in Dhaka in 2012.  
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The households survey data on socio-economic characteristics suggest that 
neither all the study areas are uniform in character nor the people living in there 
possess uniform socio-economic characteristics. There are differences among 
settlements in terms of security of tenure which is one of the determining factors for 
availability of amenities and facilities affecting the standard of living. Security of 
tenure also affects the household investment on durable goods and housing. 
Similarly, there are households facing multiple deprivations in terms of education, 
living space, employment affecting income and standard of living. Therefore 
household income and expenditure differentials are considered to be one of salient 
features of the communities. For this reason, in the research, the responses of the 
households have been analysed according to income groups. Economic inequality 
however, is one aspect of diversity in the study area. Other important aspects of 
difference in the community are tenancy, tenure and duration of residence in the 
community. 
Survey respondents in the four settlements were approximately two-thirds 
female and one-third male (64% & 36% respectively). The study area is 
predominantly Muslim (96% of households), with a minority Hindu (4% of 
households). Education levels in the community are fairly moderate, with 30 percent 
of respondents having no formal education. Among all respondents, 25 percent have 
completed up to primary level (Class 5), 30 percent have studied up to secondary 
level (Class 10), 8 percent have senior secondary (Class 12), and another 5 percent 
have post-secondary education or university degrees (Table 9). 
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Table 9: Respondents' Characteristics 
 
Respondents characteristics Percent of total 
respondents 
Gender  Male 36% 
Female 64% 
Religion Muslim 96% 
Hindu 4% 
Education No education 30% 
primary 25% 
secondary 30% 
Senior secondary 8% 
University/college 6% 
Family Nuclear 77.6% 
extended 13.8 
Single parent family 6.2% 
other 2.4% 
Households Male headed 85% 
 Female headed 14.8% 
Employment Petty trading 31% 
Transport 20% 
construction 8% 
No job, day labourer 13% 
Readymade garments 17.6% 
Other  9.8% 
Source: Field work,2012 
Within the settlements median household size ranges from 4.5 to 5 persons 
(Table 11). All the households were family dwellings. The most common household 
structure is nuclear families (78%, followed by extended families with (14%), single-
parent families (6%) and other types (2%). Majority of the households are male 
headed (85%) with only 15 percent households being female headed (Table 9). 
Employment data reveals that the majority of household heads are engaged in the 
informal tertiary sector. Activities primarily include vending and petty trading 
(hawker, shopkeeper), transport (rickshaw puller, auto-rickshaw driver), services 
(tailor, mechanic, street-sweeper), manufacturing/construction (factory-worker, 
carpenter) and daily labourers (no specific activity). While about 72 percent were 
engaged in the above mentioned activities, 18 percent were engaged in the formal 
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sector particularly in the manufacturing industry (ready-made garments) and the 
remaining10 percent with the government services (Table 9). It was found that 
among the respondents 84 percent were owners and rest 16 percent were tenants 
(Table 10). 
Table 10: Tenancy Details by Settlement 
Name of settlement Tenancy details Total 
Owner Tenant 
Balurmath 69.4% 30.6% 100.0% 
Kallayanpur 82.4% 17.6% 100.0% 
 Begun Tila 97.2% 2.8% 100.0% 
Bauniabadh 77.0% 23.0% 100.0% 
Total 83.6% 16.4% 100.0% 
  Source: Field Survey, 2012 
Income data reveals that the income level varies widely among households and 
settlements. In the communities, the most obvious variation in income status is 
between the owners and the tenants and squatter residents and the resettlement 
colony residents (Table 13). The average monthly income of households was found 
to be Tk 15,000. However, the income range per month was found to be Tk 6,000-
45,000. Overall, the median monthly income was 12,000 (Table 11).  Settlement 
wise distribution of income is provided in Table 12.  
Table 11: Settlement Characteristics 
Name of the settlement 
Characteristics Balurmath Kallayanpur Begun Tila Bouniabadh 
Median Family size 5 4.5 4 5 
Total Population 15000 8500 - 32000 
Total households - 1800 754 6500 
Area (Acre) NA NA NA 96 
Median HH income 12000 12000 12000 14000 
Mean HH Income 14234 12722 12943 16175 
Income range 8000- 35000 7000-35000 6000-45000 8000-40000 
Median HH  
Working member 2 2 2 1 
Income 
Percentiles 
 
 
20 10000 9000 12000 12000 
40 12000 12000 12000 12000 
60 12000 12000 12000 15000 
80 20000 15000 15000 20000 
   Source: Field Survey, 2012 
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  Table 12: Monthly Income (in Tk) of Households by Settlement 
                                          Name of settlement Total 
  Balurmath Kallayanpur Begun Tila Bauniabadh 
<10000 Income 
group 26.2% 26.2% 30.8% 16.9% 100% 
Settlement 34.7% 23.0% 18.9% 11.0% 19.8% 
10000- 
13000 
Income 
group 10.8% 25.7% 38.5% 25.0% 100% 
Settlement 32.7% 51.4% 53.8% 37.0% 45.0% 
13000- 
16000 
 Income 
group 8.2% 23.0% 31.1% 37.7% 100 
Settlement 10.2% 18.9% 17.9% 23.0% 18.5% 
16000 - 
19000 
Income 
group 14.3% 
      - 42.9% 42.9% 100% 
Settlement 2.0%                 - 2.8% 3.0% 2.1% 
19000- 
22000 
 Income 
group 16.0% 8.0% 20.0% 56.0% 100% 
Settlement 8.2% 2.7% 4.7% 14.0% 7.6% 
22000>  Income 
group 26.1% 13.0% 8.7% 52.2% 100% 
Settlement 12.2% 4.1% 1.9% 12.0% 7.0% 
Total 
 Income 
group 14.9% 22.5% 32.2% 30.4% 100% 
Settlement 100.0% 100.0% 100.0% 100.0% 100% 
Source: Field Survey, 2012 
 
Table 13: Ownership Pattern by Income Group 
 
 
 
 
 
 
 
 
 
 
Source: Field Survey, 2012 
  
Tenancy Details 
Owner Tenant 
% 
within 
tenancy  % of Total 
% within 
tenancy  % of Total 
H
H
 M
on
th
ly
 in
co
m
e 
(in
 T
K
) 
<10000 17.5% 14.6% 31.5% 5.2% 
10000 - 13000 44% 36.8% 50% 8.2% 
13000 - 16000 20.4% 17% 9.3% 1.5% 
16000 - 19000 2.2% 1.8% 1.9% .3% 
19000 - 22000 8.7% 7.3% 1.9% .3% 
>22000 7.3% 6.1% 5.6% .9% 
Total 100% 83.6% 100% 16.4% 
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The income variation was found to be manifested in the housing quality. As 
mentioned in the previous chapter, the majority of the dwellings in the Begun Tila, 
Balurmath and Kallyanpurare semi-permanent structures, whereas housing 
construction in the resettlement colony of Bauniabadh is mostly permanent. In all the 
settlements together, half of the dwellings were permanent and semi-permanent and 
the rest were temporary in nature (Table 14). The sense of security of occupancy 
seems to be a factor for making investment on the housing. In Bauniabadh settlement 
where the residents have occupancy rights, only 8 percent of the houses are 
constructed with temporary materials. Whereas in Balurmath, almost 70 percent of 
the houses are temporary and the remaining 30 percent are semi-permanent. Among 
the owner-occupied houses in all four study areas only 30 percent of the respondents 
felt that they do not have security of occupancy and 78 percent of those owner-
occupied houses who disagreed with the current security of occupancy were 
temporary and on the other hand about 80 percent of the owner-occupied houses who 
agreed that they had security of occupancy were permanent or semi-permanent in 
nature (Table 15) 
Table 14: Dwelling Construction Materials by Settlements 
  Construction Materials of the dwelling 
Settlement Permanent Semi-permanent 
Temporary Total 
Balurmath 0.0% 30.6% 69.4% 100.0% 
Kallyanpur 1.4% 37.8% 60.8% 100.0% 
Begun Tila 0.0% 30.2% 69.8% 100.0% 
Bauniabadh 
Tinshed colony 21.0% 71.0% 8.0% 100.0% 
Total 6.7% 44.4% 48.9% 100.0% 
Source: Field Survey, 2012 
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Table 15: Construction Material of the House and Security of Occupancy (Cross tabulation) 
Construction material of the 
house 
We have security of occupancy to stay here Total 
Strongly 
disagree 
Disagree Neutral Agree Strongly 
agree 
 
Temp
orary 
% Within construction 
material  17.3% 33.1% 35.3% 12.9% 1.4% 100% 
% Within we have 
security of occupancy  100.0% 78.0% 49.0% 20.2% 66.7% 50.5% 
Semi-
perm
anent 
% Within construction 
material  0.0% 9.3% 34.7% 55.1% 0.8% 100% 
% Within we have 
security of occupancy  0.0% 18.6% 41.0% 73.0% 33.3% 42.9% 
Perm
anent 
% Within construction 
material of the house 0.0% 11.1% 55.6% 33.3% 0.0% 100% 
% Within we have 
security of occupancy  0.0% 3.4% 10.0% 6.7% 0.0% 6.5% 
Total 
% Within construction 
material  8.7% 21.5% 36.4% 32.4% 1.1% 100% 
% Within we have 
security of occupancy  100.0% 100.0% 100.0%
100.0
% 100.0% 100% 
Source: Field Survey, 2012 
 
An analysis of people’s mobility pattern shows that about 41 percent of the 
residents came to their respective settlements from nearby areas within a radius of 
four kilometres while about 17 percent of the respondents came from villages 
through their relative and close acquaintances (Table 16).  Majority (70%) of the 
respondents are first generation of the rural-urban migrants coming from different 
parts of the country. However, they changed their place of residence several times 
before coming to the present settlement. The average length of time in Dhaka was 
found to be seventeen years, which indicates that they were not recent arrivals. The 
remaining 30 percent were born in Dhaka. It is interesting to note that more than 75 
percent of the respondents staying in the respective areas for over ten years and 33 
percent for more than twenty years, the largest share living in Bauniabadh and 
Kallayanpur-Porabosti area. 
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The average length of time residing within the community varied among 
settlements. For example, 58 percent and 62 percent of the respondents have been 
living in the Kallyanpur and Bauniabadh settlement respectively for more than 
twenty years (Table 17). Average length of stay within the community is however, 
consistent with the history of resettlement of the slum dwellers in the study areas. 
About 65 percent of households in the settlements are original allottees who were 
resettled in the Bauniabadh colony and in Begun Tila during early 1990s. The other 
40 percent of households have arrived post-1995 either as owners (since plots and 
houses changed hands over the years) or as tenants. 
Table 16: Previous Stay of Residents by Settlement 
  
Place of stay before coming to this settlement 
Total 
Nearby 
areas 
Other 
slum in 
Dhaka 
Kawran 
Bazar 
area Village Bhasantek 
Old 
Dhaka 
  Balurmath 61.2% 2.0% 2.0% 24.5% 10.2% 0.0% 100.0%
Kallayanpur 29.7% 27.0% 2.7% 32.4% 0.0% 8.1% 100.0%
Begun Tila 31.1% 35.8% 10.4% 3.8% 0.0% 18.9% 100.0%
Bauniabadh 49.0% 0.0% 0.0% 16.0% 35.0% 0.0% 100.0%
Total  40.7% 17.9% 4.3% 17.0% 12.2% 7.9% 100.0%
Source: Field Survey, 2012 
 
Table 17: Duration of Stay at the Present Dwelling 
 Duration  Total 
< 1 year 1-2 years 2-5 years 5-10 yrs 10 -20 yrs >20 years  
 
Balurmath 6.1% 6.1% 24.5% 24.5% 32.7% 6.1% 100%
Kallayanpur 1.4% 2.7% 2.7% 8.1% 27.0% 58.1% 100%
Begun Tila 0.9% 0.0% 0.9% 14.2% 84.0% 0.0% 100%
Bauniabadh 1.0% 4.0% 6.0% 10.0% 17.0% 62.0% 100%
        Total 1.8% 2.7%      6.4%    13.1% 43.2% 32.8% 100% 
Source: Field Survey, 2012 
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Social networks play an important role getting access to the settlements and the 
houses. As the Table 18 shows in the settlements like Balurmath and Kallayanpur 37 
percent and 39 percent of the residents respectively got the information about the 
settlements from their relatives. Whereas in other two settlements, Bauniabadh 
resettlement area and BegunTila (which has a political patronage for resettling the 
evicted from different areas in Dhaka) 25 percent and 18 percent of the residents 
came to know about the settlements through their kinship networks. However, in 
these two settlements, the majority of the respondents got the access to housing 
through the Government resettlement program with active assistance from a local 
political leader (Table 18).  
Table 18: Residents Responses on Way of Knowing the Settlements 
  
How did the residents know about the settlement before arrival 
Friend Relatives 
Search for 
Cheap 
house 
Close 
acquaint
-ance 
NGO/
other 
organi
sation Broker 
Political 
leader 
  Balurmath 
  
10.2% 36.7% 16.3% 28.6% 4.1% 4.1% 0.0%
Kallayanpur 
  
2.7% 39.2% 17.6% 29.7% 2.7% 0.0% 8.1%
Begun Tila 
  
5.7% 17.9% .9% 5.7% 67.0% 2.8% 0.0%
Bauniabadh 
  
2.0% 25.0% 1.0% 5.0% 63.0% 4.0% 0.0%
Total 
  
4.6% 24.0% 10.6% 14.3% 42.0% 2.7% 1.8%
Source: Field Survey, 2012 
 
For getting the houses, more than half of total the residents in the settlements 
used their friends and relatives networks. The percentage of people using the 
relatives’ network goes higher in ordinary low-income settlements like Kallayanpur 
porabasti and in Balurmath which is 63 percent and 65 percent respectively (Table 
19). 
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Table 19: Way of Getting the House in the Community 
 How did you get the house here Total 
Relatives friends Other Local leader Broker 
 
Balurmath 65.3% 8.2% 14.3% 8.2% 4.1% 100.0%
Kallayanpur 63.5% 17.6% 13.5% 4.1% 1.4% 100.0%
Begun Tila 34.0% 1.9% 56.6% 6.6% 0.9% 100.0%
Bauniabadh 32.0% 7.0% 54.0% 2.0% 5.0% 100.0%
Total 44.7% 7.9% 39.8% 4.9% 2.7% 100.0%
Source: Field Survey, 2012 
 
5.3 Housing and Neighbourhood Satisfaction 
While participants were asked to rate the levels of satisfaction with current 
housing aspects majority of them indicated that they were somewhat happy with the 
overall housing situation, 53 percent being happy and 44 percent being moderately 
happy in all the study areas. However, it is important to note that the overall housing 
satisfaction of the residents is comparatively lower among the lower half income 
strata than that of their counter half. In the Bauniabadh area 75 percent of the 
residents are happy and the rest are moderately happy. While in Begun Tila 63 
percent of the residents are moderately happy, in Balurmath and Kallayanpur 
settlements more than 50 percent of the residents were happy with the existing 
housing situation (Table 20). While measuring the level of resident’s satisfaction 
issues such indoor space, utilities, construction materials and community facilities 
got the lowest average score below 3.5 (see appendix F), and satisfaction with the 
community life attained the highest score. 
One-third of the respondents like the mutual understanding and trust and 
community cohesion most about living in their respective communities (Table 21). 
This is followed by other reasons such as the linkage of the settlement with other 
areas, the social environment and cheap housing. However, they responses varied 
widely within settlements. For example, in Begun Tila and Kallayanpur 49 percent 
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and 10 percent respondents liked the social environment, whereas in rest of the two 
settlements no one mentioned about it rather emphasized on other factors such as 
community feelings and community facilities. 
Table 20: Overall Housing Satisfaction of the Residents by Income Group 
  
Housing satisfaction of the residents 
Unhappy Moderately happy Happy Very Happy 
% of 
group by 
income 
% of 
Total 
% of 
group by 
income 
% of 
Total 
 % of  
group by 
income 
% of 
Total 
% of 
group 
by 
income 
% of 
Total 
H
H
 M
on
th
ly
 in
co
m
e 
<10000 0.0% 0.0% 24.7% 10.9% 16.5% 8.8% 0.0% 0.0% 
10000 - 
13000 
66.7% 1.2% 43.2% 19.1% 46.0% 24.6% 0.0% 0.0% 
13000 - 
16000 
33.3% .6% 20.5% 9.1% 15.9% 8.5% 100.0% .3% 
16000- 
19000 
0.0% 0.0% 1.4% .6% 2.8% 1.5% 0.0% 0.0% 
19000- 
22000 
0.0% 0.0% 6.8% 3.0% 8.5% 4.6% 0.0% 0.0% 
>22000 0.0% 0.0% 3.4% 1.5% 10.2% 5.5% 0.0% 0.0% 
Total 100% 1.8% 100% 44.4% 100.0% 53.5% 100% .3% 
Source: Field Survey,2012 
 
Table 21: Residents Like Most with the Community (by settlement) 
 Name of settlement Total 
Balurmath Kallayanpur Begun Tila Bauniabadh  
% of 
residents 
% of 
residents 
% of 
residents 
% of 
residents 
% of 
residents 
 
Mutual 
understanding, 
trust & efforts 
together 
34.7% 33.8% 23.6% 36.0% 31.3% 
Own property 6.1% 1.4% 0.9% 4.0% 2.7% 
Social environment 0.0% 10.8% 49.1% 0.0% 18.2% 
Community 
facilities 10.2% 8.1% 0.0% 9.0% 6.1% 
Do not like 
anything 14.3% 2.7% 4.7% 3.0% 5.2% 
Low rent  14.3% 25.7% 15.1% 12.0% 16.4% 
Communication 
&location linkage 18.4% 17.6% 4.7% 36.0% 19.1% 
Presence of 
Relatives in same 
area 
2.0% 0.0% 1.9% 0.0% 0.9% 
Total 100.0% 100.0% 100.0% 100.0% 100.0% 
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Source: Field Survey, 2012 
 
As Table 22 below indicates almost 80 percent of the residents are happy and 
19 percent are moderately happy with the neighbourhood they live in. An income 
group wise distribution of the resident’s responses shows that 51 percent of the total 
households are happy with the housing and neighbourhood earns less than 13,000 Tk 
per month. However, there are negligible share of households (1.5 percent) that are 
unhappy with the neighbourhood within that income range. Similarly, the percentage 
distribution of housing satisfaction reveals that the levels of satisfaction are higher in 
the lower income households. 
 Table 22: Overall Neighbourhood Satisfaction of Residents by Income Group 
 HH Monthly 
income 
Overall neighbourhood satisfaction of the residents by income 
Unhappy Moderately happy Happy Very happy 
% of  
resident 
by 
group 
% of 
Total 
% of the 
resident 
by 
group 
% of 
Total 
% of the 
resident 
by 
group 
% of 
Total 
% of the 
resident 
by 
group 
% of 
Total 
< 10000 0.0% 0.0% 23.0% 4.3% 19.1% 15.2% 50.0% .3%
10000 - 
13000 
75.0% .9% 42.6% 7.9% 45.4% 36.2% 0.0% 0.0%
13000 - 
16000 
25.0% .3% 18.0% 3.3% 18.7% 14.9% 0.0% 0.0%
16000 - 
19000 
0.0% 0.0% 3.3% .6% 1.9% 1.5% 0.0% 0.0%
19000 - 
22000 
0.0% 0.0% 6.6% 1.2% 8.0% 6.4% 0.0% 0.0%
>22000 0.0% 0.0% 6.6% 1.2% 6.9% 5.5% 50.0% .3%
Total 100.0% 1.2% 100.0% 18.5% 100.0% 79.6% 100.0% .6%
Source: Field Survey, 2012 
 
 
5.4 Residents Involvement with Community Organisations 
 
An analysis of respondents’ current involvement with a local association or 
organisation shows that 72 percent of the respondents are members of one of more 
association or local groups (Appendix-F). A multiple response analysis shows that 71 
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percent of the respondents are members of a credit/savings group, 54 percent of the 
respondents are members of a resident group, 43 percent of the respondents are 
members of a cooperative and 36 percent are members of a union. 
 Table 23: Multiple Response Analysis of Residents Organisational Involvement 
Org Frequencies 
 Responses Percent of 
Cases N Percent 
 
Union 106 10.1% 35.9%
Employee association 52 5.0% 17.6%
Professional association 39 3.7% 13.2%
Other work related 
organization 31 3.0% 10.5%
Religious association 69 6.6% 23.4%
Charitable organization 75 7.1% 25.4%
Service related organization 81 7.7% 27.5%
Credit group 212 20.2% 71.9%
Recreational club 16 1.5% 5.4%
 Political association 37 3.5% 12.5%
 Tenant association 5 0.5% 1.7%
Resident group 160 15.3% 54.2%
Social club 38 3.6% 12.9%
Cooperative 128 12.2% 43.4%
Total 1049 100.0% 355.6%
    Source: Field Survey, 2012 
 
 
5.5 Residents Current Involvement in Community Development Activities 
 
The figure 17 below illustrates people’s involvement with community 
development activities in the settlements surveyed. According to the findings, 54 
percent of the total residents are currently involved with development activities of 
the settlements with different NGOs. The highest level of participation is recorded in 
Kallyanpur (63%) followed by Begun Tila and Bauniabadh (54% & 52% 
respectively). However, residents’ participation varies widely across income groups. 
It is evident from the Figure 17 that more than half of the respondents are currently 
involved either as a beneficiary, a member, a volunteer or as a staff with NGOs 
working in the neighbourhood. The participation rate ranges from 45 percent in 
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Balurmath to 63 percent in Kallayanpur. Tenancy wise distribution (Table 24) shows 
that among all the respondents involved with NGOs, 83 percent are owner and 16 
percent tenants. The lower participation rate of the tenants is attributed to the fact 
that tenants are relatively more mobile and NGOs are reluctant to involve the tenants. 
 
Figure 17: Resident’s Involvement with Organisation Working on Community Development 
 
 
Source: Field Survey, 2012 
 
Table 24: Community Participation by Tenancy 
 
 Are you involved in 
organisation or association 
Total 
Yes No 
Tenancy details Owner 87.4% 73.3% 83.6% Tenant 12.6% 26.7% 16.4% 
Total 100.0% 100.0% 100.0% 
               Source: Field Survey, 2012 
 
The Table below (Table 25) provides a picture of the nature of involvement of 
residents in NGO activities in the four study areas. While more than half of the 
residents are involved with NGOs the nature of the activity widely varies across 
settlement and income categories. While half of the residents participate in 
community improvement programs the richer households tend to be less involved 
0%
20%
40%
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80%
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(Table 26). The middle-income strata (income ranging between 10,000-13,000Tk) 
are participating in community infrastructure development, informal education, 
training and micro-credit program which is slightly over the poorer or richer income 
groups within the settlements. In addition, in activities such as community awareness 
programs and addressing the social problems, there is greater participation of the 
lower and middle-income groups in the settlements. 
 Table 25: Settlement wise distribution of Residents’ Participation in Community Activities 
 
Nature of activity 
regarding improvement 
of the neighbourhood 
Name of settlement Total 
Balurmath Kallayanpur Begun Tila Bauniabad
h 
% of 
residents 
% of 
residents 
% of residents % of 
residents 
% of 
residents 
 
Communication with 
local NGO, 
community 
awareness activities 
14.3% 4.1% 3.8% 6.0% 6.1% 
Social problems 0.0% 10.8% 0.9% 1.0% 3.0% 
Charitable  6.1% 0.0% 0.9% 2.0% 1.8% 
NO activity 51.0% 36.5% 43.4% 49.0% 44.7% 
Road & drainage 
development 10.2% 8.1% 5.7% 9.0% 7.9% 
NDBUS, Education 
&training 8.2% 2.7% 20.8% 12.0% 12.2% 
Health, sanitation & 
micro-credit 10.2% 37.8% 24.5% 21.0% 24.3% 
Total 100.0% 100.0% 100.0% 100.0% 100.0% 
Source: Field Survey, 2012 
 
Table 26: Improvement Activities of People in the Neighbourhood 
 
   Nature of neighbourhood improvement activity Total 
Incom
in  
thousa
d 
Communica
tion with 
local NGO, 
community 
awareness 
activities 
Social 
proble
ms 
Charitable 
service 
NO 
activity
Road & 
drainage 
NDBUS, 
training, 
developm
ent of 
road 
Health, 
sanitatio
n& 
micro 
credit 
 
< 
10 30.0% 50.0% 33.3% 19.0% 19.2% 15.0% 16.2% 19.8%
10 - 
13 40.0% 40.0% 16.7% 42.9% 53.8% 40.0% 52.5% 45.0%
13 - 
16 20.0% 
        - 33.3% 20.4% 19.2% 15.0% 17.5% 18.5%
16 -           -         - 4.1% 3.8%            -            - 2.1%
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19 
19 - 
22 10.0% 10.0% 
       - 4.8%       - 20.0% 8.8% 7.6%
22+                       - 
         - 16.7% 8.8% 3.8% 10.0% 5.0% 7.0%
22+                       - 
         - 16.7% 8.8% 3.8% 10.0% 5.0% 7.0%
Total 100% 100% 100% 100% 100% 100% 100% 100%
 
Source: Field Survey,2012 
 
5.6 Issues of Community Participation  
 
Majority of the residents were inclined to further participation in community 
activities in the future. Respondents mentioned various reasons why they got 
involved in development efforts. Interestingly, most of them (51%) mentioned ‘for 
better access to services’ as the priority reason for their participation. The second 
most important factor for participation was ‘gaining economic and social benefit’ 
(31%) followed by 11 percent who stated that they had no particular reason in mind 
while they participated but were asked to do so by the NGOs. 
  Figure 18: Reasons for Involvement in Community Development Activities 
 
 
           Source: Field survey 2012 
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With respect to those who did not participate mentioned several reasons. The 
most dominant factor was identified as no monetary return of such an activity. This 
reason was followed by ‘time constraint’ for such unpaid/voluntary activities. This 
essentially reveals the community perspective that such activities are ‘responsibilities 
of respective NGOs/ organisation’. This former was the most significant reason 
(40%) for non-participation of the lowest income strata among the residents. 
Whereas within the highest income strata in the settlements the time constraints 
formed the most dominant reason for lack of participation in community 
development activities. Overall 10 percent of the total respondents expressed that 
they did not participate as their development efforts are not related to their life and 
interest (organisations, philosophy and current work). Settlement wise distribution of 
responses regarding residents’ non participation are provided in table 27.  
 
Figure 19: Reasons for Non Participation in Further Community Activities 
 
 
 
 
 
 
 Chapter 5: Analysis of Outcome from Surveys and interviews 187 
Table 27: Limitations of participation 
 
 
Limitation of 
Participation 
Name of settlement Total 
Balurmath Kallayanpur Begun Tila Bauniabadh 
% of 
residents 
% of residents % of 
residents 
% of 
 Residents 
% of 
residen
ts 
 
No limitation 24.5% 14.9% 19.8% 15.0% 17.9%
NGOs don’t call the 
tenants 6.1% 1.4% 0.0% 1.0% 1.5%
Don’t know how to get 
involved 26.5% 18.9% 12.3% 13.0% 16.1%
There is no 
payment/low payment 18.4% 21.6% 26.4% 36.0% 27.1%
Do not have enough 
time 8.2% 32.4% 27.4% 22.0% 24.0%
Do not agree with 
organisations position 8.2% 10.8% 14.2% 8.0% 10.6%
Not interested in NGOs 8.2% 0.0% 0.0% 5.0% 2.7%
Total 100% 100% 100% 100% 100%
Source: Field survey 2012 
5.7 Community Members’ Perception of the Importance of Community 
Participation in the development Efforts 
 
Respondents’ perceptions of the importance of community participation in 
NGO-led development efforts were also analysed. The importance of community 
participation asked in the survey includes aspects such as better understanding the 
need of collective effort to improve living conditions, improving capacity building of 
communities, better economic conditions and standard of living, increased savings, 
clean physical environment, better provision of safe drinking water and sanitation for 
the community, and giving hope for a better future for communities. The 
respondent’s answers were collected on a 5-point scale to understand to what extent 
they agree with the issues of importance of community participation. 
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 Table 28: Respondents’ Perceptions of the Importance of Community Participation 
Aspects Strongly 
Agree 
Agree Neutral Disagree Strongly 
Disagree 
Better understand the need of 
collective effort and standard 
of living  
30.7 59.6 6.1 3.3 0.3 
Increased savings 1.2 52.2 24.3 20.4 1.5 
Clean physical environment 
and 
9.2 63.8 6.7 16.4 4 
Better provision of safe 
drinking water and sanitation 
7.3 56.3 4.3 25.2 6.7 
Giving hope for a better future 
for communities 
7.9 47.7 24.9 25.2 1.2 
Improving capacity building 
of communities 
4.3 54.7 20.4 9.6 10.4 
Source: Field Survey, 2012 
 
The table above (Table 28) indicates that majority of the people tend to agree 
with the aspects of community participation in overall improvement of their lives 
particularly in terms of creating a clean physical environment and by way of 
understanding the significance of collective efforts in any initiative. The community 
also showed their agreement that community participation helped them to build 
capacity and provision of better access to water and sanitation facilities. 
 
Table 29: Residents Perception about NGO Activities in the Community 
 
Perception about NGO 
activities in the community 
Name of settlement Total 
Balurmath Kallayanpur Begun Tila Bauniabadh 
% of 
residents 
% of 
residents 
% of 
residents 
% of 
residents 
% of 
residen
ts 
 
Don’t know if any NGO 
in the community 4.1% 0.0% 0.0% 1.0% 0.9% 
I am not happy about their 
activities here 8.2% 2.7% 5.7% 15.0% 8.2% 
Not sure what they are 
doing 8.2% 9.5% 17.0% 11.0% 12.2% 
They are doing very good 
job 79.6% 87.8% 77.4% 73.0% 78.7% 
Total 100.0% 100.0% 100.0% 100.0% 100.0% 
Source: Field survey 2012 
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While analysing the attitude of the residents towards the NGO activities it was 
observed that on an average, 78 percent of the respondents have a very positive 
attitude towards the NGO activities in their communities. As shown in the above 
table 29, only a small segment of the residents were found to be reluctant about the 
NGO activities in their communities. However, as the majority of the residents are 
appreciative and well aware of the activities being done by them, this signifies that 
NGOs are well accepted among the communities as development partners. It is also 
evident in the fact that the responses on NGO’s future additional activities vary 
across settlements depending on the improvement needs. In Begun Tila 50 percent of 
the residents suggested development of internal streets and walkways and 16 percent 
mentioned about overall physical development and permanent housing as the priority 
area for NGO’s intervention. Similarly in Balurmath with comparatively a poor 
physical condition, 80 percent of the respondents opted for further physical 
development of the settlement including roads, drainage and housing by the NGOs. 
On the other hand, in Bauniabadh which is characterised by a better physical 
conditions including paved internal streets and walkways, water taps and sanitation 
facilities, the respondents either mentioned about permanent rehabilitation (20%) and 
social development activities such as informal education, training for income 
generating activities (23%) or are indecisive (20%) of any further activity 
requirement by NGOs. Therefore it is evident that regardless of these differences 
across settlements, on the whole, majority of the respondents prefer NGO to be 
involved in the physical development of the community, including permanent 
housing provision (Table 30). 
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Table 30: Residents Views on Possible areas of NGO-led development  
 
Q: What would you like 
NGOs to do besides what 
they are doing 
Name of Settlement Total 
Balurmath Kallayanpur Begun 
Tila 
Bauniabad
h 
% of 
residents 
% of 
residents 
% of 
residents
% of 
residents 
% of 
residents 
 
Roads and drainage 
development 40.8% 29.7% 50.0% 10.0% 31.9% 
Rehabilitation help, 
housing 6.1% 35.1% 14.2% 20.0% 19.5% 
Physical dev. including 
permanent housing 40.8% 14.9% 16.0% 18.0% 20.1% 
Not sure 8.2% 4.1% 5.7% 20.0% 10.0% 
Training for income 
generating activities 2.0% 5.4% 1.9% 18.0% 7.6% 
Informal education, 
health 0.0% 0.0% 3.8% 5.0% 2.7% 
Continue current 
activities with visible 
impact 
2.0% 10.8% 8.5% 9.0% 8.2% 
Total 100.0% 100.0% 100.0% 100.0% 100.0% 
Source: Field survey 2012 
 
Figure 20: Residents Views on Possible areas of NGO-led development 
 
 
Another positive attitude of residents towards NGO activities is evident in 
peoples responses towards their own association with NGOs i.e. if they consider 
themselves integrated within the activities or not. As the table below shows in 
response to the question 76 percent of the respondents were positive (Table 31). In 
addition, 74 percent of the respondents also believe that NGOs respect and value 
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their opinions and suggestions. However, the respondents had mixed responses 
regarding the way they can participate more effectively with the NGOs. Although 
one third of the respondents were not sure of the best way they can involve 
themselves in any such activity with NGOs, about 32 percent of the total respondents 
are ready to extend their cooperation and involvement the way NGOs request them 
to. 
  Table 31: Residents View on Their Own Association/Involvement 
Q: Do you think you 
are a part of NGO 
activities? 
Name of settlement Total 
Balurmath Kallayanpur Begun Tila Bauniabadh 
     
 
No 22.4% 18.9% 12.3% 29.0% 20.4%
Don’t know 4.1% 0.0% 3.8% 6.0% 3.6%
Yes 73.5% 81.1% 84.0% 65.0% 76.0%
Total 100.0% 100.0% 100.0% 100.0% 100.0%
Source: Field survey 2012 
 
Table 32: Residents Responses on Significance of Their Participation in NGO Activities 
 
(Q: Do you think 
NGOs respect 
your opinion?) 
Responses 
Name of settlement Total 
Balurmath Kallayanpur Begun Tila Bauniabadh 
% of 
residents 
% of 
residents 
% of 
residents 
% of residents % of 
residents 
 
No 12.2% 13.5% 16.0% 23.0% 17.0%
Don’t know 14.3% 4.1% 4.7% 14.0% 8.8%
yes 73.5% 82.4% 79.2% 63.0% 74.2%
Total 100.0% 100.0% 100.0% 100.0% 100.0%
Source: Field Survey, 2011 
 
In terms of how respondents can participate in the future development efforts, 
the majority of the respondents stated that they were not sure of how they could 
participate (36 %) while 26 percent of the respondents showed that they could 
participate if they were guided by the NGO. However, 19 percent of the respondents 
stated that through enthusiasm and self-effort they could participate revealing that 
they were quite independent of making decisions on their involvement (Table 33). 
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Table 33: Residents Views on Their Own Effective Participation in NGO Activities  
(Q: How can you participate 
best in NGO activities?) 
Name of Settlement Total 
Balurmath Kallayanpur Begun Tila Bauniabadh 
% of 
residents 
% of 
residents 
% of 
residents 
% of 
residents 
% of 
residents
 
Awareness creation 
activities 6.1% 0.0% 1.9% 3.0% 2.4%
Self-effort and 
enthusiasm 26.5% 14.9% 14.2% 24.0% 19.1%
Not sure 28.6% 27.0% 34.0% 51.0% 36.8%
If they ask for 
help/participation/our 
involvement in 
activities 
32.7% 41.9% 39.6% 15.0% 31.6%
Small group of 
households given a 
problem 
4.1% 1.4% 2.8% 1.0% 2.1%
With our opinion 2.0% 14.9% 7.5% 6.0% 7.9%
Total 100.0% 100.0% 100.0% 100.0% 100.0%
Source: Field survey 2012 
 
 
5.8 Housing preferences 
An analysis on the responses regarding resident’s preferred way of their own 
participation in NGO initiated housing activities shows mixed results. While 24 
percent of all the respondents are interested in taking long-term low-interest loan for 
constructing or upgrading existing houses on their own, 23 percent of them are not 
sure about their participation and another 23 percent are willing to take part after a 
negotiation with the NGOs. A very small percentage of the respondents (16%) 
however, were confident about not taking part in any such self-involving housing 
activity. No significant reason was found for such unwillingness (Table 34). 
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Table 34: Residents Views on Participation in NGO Led Housing Activities in the settlement 
 
Q: If NGOs want you to 
participate in housing 
program how will you 
participate 
 
       Responses 
Name of Settlement Total 
Balurmath Kallayanpur Begun Tila Bauniabadh 
% of 
residents 
% of 
residents 
% of 
residents 
% of 
residents 
% of 
residents
 
I will not participate 16.3% 23.0% 9.4% 18.0% 16.1%
Not sure about my 
participation 22.4% 18.9% 29.2% 20.0% 23.1%
Sure I will, if it is 
good 14.3% 12.2% 22.6% 36.0% 23.1%
Small loan to 
renovate my house 0.0% 4.1% 7.5% 0.0% 3.3%
Long-term low-
interest loan to build 
permanent houses 
34.7% 36.5% 22.6% 12.0% 24.3%
Physical 
development of the 
settlement 
12.2% 5.4% 3.8% 9.0% 7.0%
Do not require 
NGO's help 0.0% 0.0% 4.7% 5.0% 3.0%
Total 100.0% 100.0% 100.0% 100.0% 100.0%
Source: Field survey 2012  
 
 
Figure 21: Residents Views on Participation in NGO Led Housing Activities in the 
settlement 
 
 
 
An analysis of housing preferences of residents indicates a wide variety of 
preferences instead of a single dominant one. However, land title was preferred by 
about 46 percent of the residents, as it is comparatively the easiest and cheapest 
method of housing.  Nevertheless, government relocation and affordable rental was 
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also preferred by 16 percent and 15 percent of the respondents respectively (Figure 
22).  
 
Figure 22: Housing Preferences of residents 
 
Source: Field Survey, 2012 
 
In addition to housing preferences and residents self-effort with external 
assistance, to obtain an in depth understanding of people’s preferences, opinion were 
also sought on a number of individual housing options including cooperative 
housing, government relocation, land-sharing, and direct construction by NGOs and 
rental housing in the community. On the question of cooperative housing about 57 
percent of the respondents do not consider this as a feasible option. According to 
them, the main obstacle for cooperative housing hinge on factors such as lack of 
financial ability and unity among people, and lack of any legal provision. Yet, for 33 
percent of the total respondents, cooperative housing is a possible solution to address 
the housing problem in the community. However, they also believe that for doing so 
there should be a strong and active intervention of external agencies (Table 35.) 
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 Table 35: Residents View on Cooperative Housing in the Settlement 
 
Q: Do you think you all 
having very close relation 
Can formulate a 
cooperative and raise 
money every month to 
invest on better housing 
on this site 
Name of Settlement Total 
Balurmath Kallayanpur Begun Tila Bauniabadh 
% of 
respondents
% of 
respondents
% of 
respondents 
% of 
respondents 
% of 
respon
dents 
No, it is not possible here 26.5% 51.4% 25.5% 36.0% 34.7%
Yes it is possible, but we 
need external assistance 26.5% 32.4% 34.0% 37.0% 33.4%
Not possible as ability of 
all not same 10.2% 1.4% 16.0% 8.0% 9.4%
Not sure as there is lack 
of cooperation among 
people 
4.1% 12.2% 14.2% 3.0% 8.8%
No, unless there is legal 
provision 2.0% 1.4% 4.7% 3.0% 3.0%
Do not know, if others 
join I shall join also 30.6% 1.4% 5.7% 13.0% 10.6%
Total 100.0% 100.0% 100.0% 100.0% 100.0%
Source: Field survey 2012 
 
On the other hand, people’s perception on land sharing is also not positive 
particularly in the two rehabilitation areas of Begun Tila and Bauniabadh. More than 
half of the total respondents (54%) and 69 percent of respondents in Bauniabadh are 
not ready to share their land and believe that sharing land with other people or 
organisations to build houses is not a viable solution to the overall housing problem in 
the communities. However, a quarter of the total respondents and about 38 percent in 
Kallayanpur think that option is possible to accept. In addition, it is interesting to note 
that another about 20 percent of the total respondents including 36 percent of the 
respondents in Balurmath consider security of the tenure is a major condition to be met 
before accepting such an option (Table 36). 
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Table 36: Residents Views on Land-Sharing for Housing (by settlements) 
Q: will you like land 
sharing on this site 
with some more 
people to construct 
new better houses?  
Name of settlement Total 
Balurmath Kallayanpur Begun Tila Bauniabadh 
% of 
respondents 
% of 
respondents 
% of 
respondents
% of 
respondents 
% of 
respondents 
No, it is not possible 40.9% 38% 57.5% 69.0% 54.1% 
Don’t know 4.1% 0.0% 0.9% 5.0% 2.4% 
Yes it is possible 18.4% 37.8% 24.5% 17.0% 24.3% 
Maybe if we had 
security of tenure 8.2% 13.5% 9.4% 3.0% 8.2% 
Only possible with 
NGO support 0.0% 6.8% 7.5% 0.0% 4.0% 
I do not have land 
here 28.6% 4.1% 0.0% 6.0% 7.0% 
Total 100.0% 100.0% 100.0% 100.0% 100.0% 
Source: Field survey 2012 
 
It is interesting to note that irrespective of varied housing preferences some 
respondents were also willing to move out of the settlements if government relocate 
them elsewhere with secured tenure. As shown in Table 37, although about 47 
percent were not ready to move out, about 30 percent were willing to leave the 
existing place of residence if they were relocated in a better place by the government. 
Respondents’ preferences widely varied across settlement. For example in 
Kallyanpur 65 percent were willing to leave the settlement in exchange of a better 
place whereas in Bauniabadh only 2 percent agreed with the idea.  
 Table 37: Residents Views on Government Forced Eviction 
Q: Will you want to 
move out to a new 
house if government 
wants you to? 
Name of settlement Total 
Balurmath Kallayanpur Begun Tila Bauniabadh 
% of 
respondents 
% of 
respondents 
% of 
respondents
% of 
respondents 
% of 
respondents
Don’t know 14.3% 1.4% 2.8% 10.0% 6.4%
We have no other 
option than leave 51.0% 18.9% 4.7% 10.0% 16.4%
We will not move out 2.0% 10.8% 32.1% 56.0% 30.1%
yes, if given another 
land/better place in 
Dhaka 
22.4% 64.9% 34.9% 2.0% 29.8%
We do not want to go 10.2% 4.1% 25.5% 22.0% 17.3%
Total 100.0% 100.0% 100.0% 100.0% 100.0%
Source: Field survey 2012 
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Table 38: Residents Views on Potential Housing Loans by NGOs 
 
(Q: If NGO wants to give 
you loan for housing will 
you take loan to construct 
houses on the same site) 
Name of Settlement Total 
Balurmath Kallayanpur Begun Tila Bauniabadh 
% of 
respondents
% of 
respondents
% of 
respondents 
% of 
respondents 
% of 
respondents
 
No , we will not, as we 
do not trust the existing 
NGOs 
2.0% 0.0% 2.8% 1.0% 1.5%
Not sure as the land is 
not ours 14.3% 2.7% 3.8% 20.0% 10.0%
Yes we will, if we have 
permanent land here 22.4% 16.2% 9.4% 7.0% 12.2%
Yes, if it is easy system 
with long term monthly 
repayment 
59.2% 73.0% 71.7% 59.0% 66.3%
Not required 0.0% 1.4% 1.9% 13.0% 4.9%
No as it is difficult to 
repay the loan 2.0% 6.8% 10.4% 0.0% 5.2%
Total 100.0% 100.0% 100.0% 100.0% 100.0%
Source: Field survey 2012 
 
The survey shows that most of the people are more interested in taking long-
term low-interest housing loans for constructing or developing their houses on their 
own. Indeed, 66 percent of the total respondents and more than 70 percent of the 
respondents of Kallayanpur and, Begun Tila said that they prefer to take housing 
loans from NGOs and repay the loan on monthly instalments. Among the rest of the 
respondents, 22 percent showed concern about the land tenure issues and are hesitant 
of taking loans without legal ownership of land. A small fraction of the respondents 
(5 %) were unwilling of taking any loan considering the financial hardship. On the 
other hand, another 5 percent of the total respondents and 13 percent from 
Bauniabadh thought that they did not require any loan for their housing (Table 38).  
In response to question regarding NGOs role as builder for constructing the 
houses and renting out to the people, the residents showed mixed responses. While 
47 percent of the total respondents had negative responses including as high as 69 
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percent in Bauniabadh and as low as 22 percent in Balurmath, a considerable fraction 
of the respondents (24%) agreed and wanted NGOs intervention in construction and 
renting out the properties to them. As the table 39 shows, the response widely varies 
across settlements. As shown in Table 39 , in Balurmath 47 percent of the 
respondents readily accepted that NGOs should come forward constructing better 
houses, whereas in Bauniabadh, the majority declined NGOs to do so. These views 
seem to be interconnected with their sense of security regarding the tenure and their 
future prospects of permanent stay within the settlement. For example, in contrast to 
Bauniabadh, in Begun Tila 40 percent of the respondents said that they were ready to 
accept a hire-purchase mechanism in which they would pay the rents only to own the 
dwelling one day. Again, in Balurmath and Kallyanpur more people prefer NGOs 
involvement in NGO-led constructing and letting to the residents leading to house 
ownership (Table 40). 
 
Table 39: Residents Views on NGO's Participation on Housing Construction Activities 
across Settlements 
(Q: Would you prefer 
NGOs to construct 
houses and rent out 
to you) 
Name of Settlements Total 
Balurmath Kallayanpur Begun Tila Bauniabadh 
% within 
Name of 
settlement 
% within 
Name of 
settlement 
% within 
Name of 
settlement 
% within 
Name of 
settlement 
% within 
Name of 
settlement 
No 22.4% 48.6% 37.7% 69.0% 47.4% 
If the land were ours, 
we would thought 
about it 
6.1% 6.8% 3.8% 4.0% 4.9% 
Yes it is possible 46.9% 21.6% 17.0% 23.0% 24.3% 
We will, if rent is 
low 10.2% 2.7% 0.9% 1.0% 2.7% 
If the houses become 
ours then we will 14.3% 20.3% 40.6% 3.0% 20.7% 
Total 100.0% 100.0% 100.0% 100.0% 100.0% 
Source: Field survey 2012 
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Table 40: Residents Views on Prospective Role of NGOs in Housing in Respective 
Settlements 
What would you like the 
NGOs to do on housing in 
this settlement 
Name of settlement Total 
Balurmath Kallayanpur Begun Tila Bauniabadh 
     
 
Nothing, we can do on 
our own 4.1% 0.0% 1.9% 14.0% 5.5%
A place to stay and work 
opportunity 2.0% 5.4% 0.9% 0.0% 1.8%
Don’t know 16.3% 6.8% 1.9% 11.0% 7.9%
Help building permanent 
houses with permanent 
land allotment 
20.4% 36.5% 40.6% 9.0% 27.1%
Housing loan with low 
interest and monthly 
repayment 
26.5% 12.2% 17.9% 31.0% 21.9%
Help getting legal rights 
of the land 10.2% 20.3% 20.8% 19.0% 18.5%
Improve community 
facilities and 
infrastructure 
14.3% 4.1% 11.3% 15.0% 11.2%
Construct houses and 
sale on long term 
instalments 
6.1% 14.9% 4.7% 1.0% 6.1%
Total 100.0% 100.0% 100.0% 100.0% 100.0%
Source: Field survey 2012 
 
 
 
 
Figure 23: Views on Prospective Role of NGOs in Housing in their Respective Settlements 
 
 
Source: Field survey 2012 
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Finally, when asked about the NGO’s priority activity related to housing in this 
settlement, about 27 percent mentioned that they want NGOs to help them with 
permanent land allocation along with permanent housing in the respective settlements. 
The next dominant group consisting of 21 percent of the total respondents wanted 
long-term low-interest housing loans that will help them to build or improve existing 
housing. The third group of people accounting 18 percent wanted NGOs to negotiate 
with government for permanent on-site rehabilitation including legal rights and land 
title. According to them this is the way NGOs can help them in building permanent 
housing. However, this again varied widely across settlements. In Bauniabadh where 
people enjoy relatively more sense of tenure security, respondents prefer NGOs to 
provide easy housing loans. A considerable share of the respondents also mentioned 
about the legal rights of land and improving the community infrastructure (Table 40, 
Figure 23). On the other hand, in Begun Tila, where people are temporarily 
rehabilitated by a court order, 41 percent of the respondents opted for permanent 
rehabilitation and 21 percent for legal rights of land including title. Similarly, in the 
other two areas, respondents prefer NGOs assistance for permanent allocation of land 
before any other kind of involvement. Therefore taking the example of the Bauniabadh 
community, it can be said that once the residents have some sort of security of their 
stay on the occupied/temporarily allotted land they are interested in investing either 
on their own or taking loans from NGOs. Nevertheless, majority of the respondents 
want NGOs to intervene as an intermediary between the government and the 
community for permanent housing. 
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5.9 Respondent’s Preferences for the Community Participation Approaches in 
the Participatory Housing Efforts 
 
After reviewing community responses regarding different housing options and 
community participation prospects, they were asked to select their preferences for 
different approaches to community participation in housing efforts. The preferences 
asked in the survey related to several issues and the community members were asked 
to what extent they agree with those issues. The first issue is creating community 
awareness, provision of education and training about participatory approaches for all 
stakeholders including community, concerned government agencies and NGOs. The 
aim of such awareness activities is to equip stakeholders with different methods of 
participation so that they can participate more effectively. The survey findings show 
overall about 13 percent of the respondents agreed with this provision of awareness 
creation, education and training of different parties so that they have options to select 
the preferred housing. The second issue is representative participation in decision-
making of projects concerning the community in which the community members are 
represented at the decision-making process. It was observed that only 21 percent of 
the respondents were willing to admit such an approach. However, it was also found 
that community preferences on this issue varies across settlements. In Bauniabadh 
(13%) and Kallyanpur (9%), which are relatively bigger settlements, less number of 
respondents showed preference for this approach over others. The third issue is the 
capacity building by way of providing legal, financial and technical support to 
community organisations, organising community and leadership development and 
formulation of specific guidelines for community participation. It was found from the 
survey that the majority of the respondents in all the areas agreed with such an 
approach. In Bauniabadh and Begun Tila about 51 percent and 58 percent of the 
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respondents preferred this approach while in Balurmath and Kallayanpur 45 percent 
and 39 percent of the respondents selected this approach as the priority one. The 
fourth one is through collaboration in which community-based organisations, NGOs, 
private or government agencies collaborate with each other to address the community 
housing provisions. The survey results showed that overall 48 percent of the 
respondents agreed to such a collaborative approach while only 26 percent of them 
disagreed (Table 41). 
 
Table 41: Respondents Preferences for Participatory Housing Approaches (%) 
 
Community participation approach Strongly 
Agree 
Agree Neutral Disagree Strongly 
Disagree 
Creating community awareness, 
provision of education & training 
about participatory approaches  
3% 10% 48% 27% 12% 
Representative participation in 
decision-making of projects 
concerning community 
5% 16% 29% 46% 4% 
Capacity building by way of providing 
legal, financial and technical support 
to community organisation, organising 
community & leadership development 
and formulation of specific guidelines 
for housing 
20% 36% 17% 19% 8% 
Collaboration of  CBOS with NGOs, 
private or government agencies 
20% 28% 26% 14% 12% 
Source: Field survey 2012 
 
5.10  Summary  
 
The above discussions provides comprehensive picture of the communities’ 
perspectives on their housing needs and preferences as well as a number of options 
of participation. Given the findings above, it can be concluded that even though each 
informal settlement possess some common characteristics in terms of tenure, housing 
features, and provision of amenities, they accommodate people with wide variety of 
income, place of origin, and employment. Thereby the settlements are heterogeneous 
in social structure offering affordable housing to low-income strata. It is interesting 
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to note that while the majority of the respondents are happy with the overall housing 
situation, the level of satisfaction with components such as indoor space, materials 
and utilities was low. However, level of satisfaction with community life, cost, and 
nearness to work was found be relatively higher. Though there was no relation found 
with level of satisfaction with tenancy, lower income strata was found to be happier 
than people with relatively higher income within the settlements. 
The primary reason for staying in the settlement was identified to be affordable 
rent and easy communication for both owners and tenants. A very small segment of 
the respondents also mentioned they were living in the settlements as the plots 
belonged to them. They were found to be highly motivated for future participation in 
development activities of the NGOs and in NGO-led housing efforts. But improving 
the housing security of tenure was identified as the major barrier. Thus it can be said 
that a healthy secured housing is more preferred among communities rather than 
ownership or land title and all the respondents, irrespective of income, ownership, or 
education, expressed concern over security of tenure. Thus land title was found to be 
as a means of security of tenure to many and a healthy secured housing and living 
environment was much sought after.  
Housing preferences were not found to be related to either tenancy or duration 
of stay. With regards to a number of prospective housing options, residents expressed 
their willingness of participation on a variety of housing development options. When 
asked about interventions by NGOs for housing development, a number of options 
were mentioned by the respondents irrespective of level of income. The responses 
include low-interest housing loans, land-sharing, provision of community facilities, 
land title, and direct-housing development by the NGOs. Some of the respondents 
also mentioned that they wanted to be rehabilitated to some other area by the 
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government. From these findings it can be said housing preferences vary among 
people and groups. In such a situation, a unified policy is likely not to address the 
housing problems for all the slum residents. 
On the other hand, involvement of residents with community development 
activities of NGOs also shows that residents with lower income considered that 
participation could bring more benefits in terms of improving the living conditions of 
the settlements. Therefore existing participation for them was much higher than those 
with relatively higher income. It was also interesting to note that the majority of 
residents were interested in further participation in anticipation of better housing and 
neighbourhood environment. Thus, participation is instrumental for attaining a better 
living environment. 78 percent of the respondents were having very positive attitude 
towards NGOs and Community readiness for participation was high. 
 However, there were constraints identified by the respondents who did not 
participate. The major reason identified was no monetary incentive for participation, 
followed by resident’s philosophical disagreement with NGOs development 
activities. Residents mentioned reasons such as ‘do not agree with organisations 
position i.e. projects not related to their life and interests. Thus, from the reasons 
identified for non-participation it can be said that participation is very much related 
to their involvement in the decision-making or design of the project. This reflects on 
residents’ perceived notion that implementing the projects are the job of the 
concerned NGOs as the projects do not relate to long-term solutions of the problem. 
This means many respondents wanted to get involved actively in the projects if they 
were consulted during the project inception. Lastly, with regards to community 
participation approaches to housing development, the respondents tend to agree more 
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with a collaborative approach in which community could work in collaboration with 
other stakeholders. 
Part Two: Interviews of Participants from Stakeholder Organisations 
5.11 Profile of key informants 
 
Twenty participants were selected for face-to-face interview in this study. 
Three of them worked in two government organisations. The government 
organisations selected for the study include the major public sector agencies 
mandated for low-income housing provisions. Among the rest of the participants, 
five were academic as well as consultants in low-income housing arena, three were 
from international NGOs and ten were from national-level NGOs who have direct 
involvement with either donors or government in project implementation related to 
the urban poor. All the respondents except for the academics held top-level positions 
in their respective organisations particularly the representatives from the national 
level NGOs, who were the executive directors of their respective NGOs (Table 42). 
 
Table 42: Profile of Participants (Face-to-Face Interview) 
 
Participant Gender Organization Position 
P1 Female NGO Executive Director 
P2 Female NGO Executive Director 
P3 Female NGO Head of Research  
P4 Male NGO Head of Research 
P5 Male NGO Executive Director 
P6 Male NGO Executive Director 
P7 Male NGO Executive Director 
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5.12 Organisational Participation in Housing 
 
From the interviews it is evident that the NGOs currently are not directly 
involved in housing provision for the poor. However, the work of most of the NGOs 
has an indirect bearing on living conditions in the low-income communities. 
Therefore the activities are mostly concentrated in low-income neighbourhoods i.e. 
the slums and squatters. In the urban context, among all the NGOs only one called 
ARBAN was directly involved in housing activities for the poor as a subsidiary 
program to community development programs through savings and micro-credit. The 
wide arena of activities of the NGOs ranged from awareness creation, income 
generating to policy advocacy. Among the NGOs interviewed, all were involved in 
community development programs providing micro-credit and through income 
P8 Male NGO Executive Director 
P9 Male NGO Executive Director 
P10 Male NGO Executive Director 
P11 Male NGO Executive Director 
P12 Male NGO Executive Director 
P13 Male  Private Consultant 
P14 Male Private Consultant 
P15 Male Private Consultant 
P16 Male Private Director 
P17 Male Private Head of Research unit 
P18 Male Public Head of Organisation 
P19 Male Public Head of Organisation 
P20 Male Public Head of Organisation 
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generating training activities in the slums. Two of them were involved in social 
awareness creation programs in addition to income generating for women in low-
income communities. Only one was involved in policy advocacy for secure tenure, 
working on raising social awareness at the community level for unity, combined 
efforts, advocating human rights and lobbying against eviction of informal 
settlements at the macro-level. However, another international NGO was engaged in 
direct housing construction including flood shelters for the affected community by 
natural disasters outside the capital city in areas such as Gaibandha, Bogra and 
Shirajganj. In addition to these rural housing, they were also involved in improving 
and renovating housing as ‘health homes’ in slums in of District towns outside 
Dhaka. 
Discussions with NGO executives reveal that most are involved in programs 
that are not directly related to construction of houses or providing housing loans but 
have indirect implications on overall living conditions in the slums. According to the 
respondents, the focus of the activities of the NGOs primarily depend upon funds 
from the International Finance Agencies (IFAs).Some of the small NGOs also act as 
implementing partners of bigger NGOs and the Government. Thus, the spheres of 
activities of the NGOs are mostly determined by the priority and preference of the 
financing body as much as by their own interest. It is echoed in one of the NGO 
executives (P2) observation ‘we are dependent on donor for funding the projects. As 
there is no finance for making direct investment on housing we focus on upgrading 
living conditions, income generating and raising awareness for their rights. So far 
that is how to meet the indirect objective of housing needs’. Another NGO executive 
(P7) observes that  
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‘At this moment there is no fund from donor for housing development in urban areas, 
though funds are available for rural housing as responses to emergency need during 
disasters. For urban areas the funds are available only for environmental upgrading, 
health and poverty alleviation that is indirectly related to housing. In this situation 
we have little choice to design projects on our own’. 
Thus deciding on the projects was identified as being influenced by funding 
prospects for the mid-level NGOs, while for the bigger NGOs such as Grameen, 
BRAC and ASA, it was their own development philosophy that mostly articulated 
the area of focus of their activities. NDBUS says ‘the leading NGOs in the country 
such as BRAC, GRAMEEN and ASA who are not dependent on the donor funding are 
not seemingly interested in urban housing activities. As the smaller NGOs are 
dependent on donor fund, they have little choice to invest in some other area. And 
finally government has no visible concern for the poor’. 
On the other hand, practices of public agencies in housing the poor largely 
reflect the centralised control of a number of agencies in decision-making and project 
implementation process. While discussing the practices of public agencies in housing 
for lower income people, it was identified by the respondents that contribution of the 
public housing agencies towards low-income housing is highly insufficient. It was 
observed by the respondents that NHA was primarily involved in producing housing 
for government officials and higher and middle-income groups in Dhaka and other 
divisional and district towns. Again, one respondent (P15) viewed government’s 
contribution towards low-income housing as ‘ambiguous’ due to two reasons:  
1) The proposed housing policy revisions over the last ten years yet are to be 
approved. 
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2) Although Government includes low-income housing programs in planning 
documents, in practice there have only been a couple of resettlement projects in 
Bauniabadh, Demra and Tongi which were implemented more than twenty years ago. 
In these projects as the respondents observed people were mostly relocated instead of 
the areas being rehabilitated. The new sites characterised by insufficient amenities 
and facilities could not hold many of the original beneficiaries, as the respondent 
elaborates. In this context the response of NHA is self-explanatory: 
 ‘The mandate of our organisation is to provide housing for the upper-middle and 
lower middle income people. We actually are not targeting the poor because 
somehow it reaches the better off’. 
Nevertheless, recent engagement of NHA in housing activities reflect on the 
practice of classic top-down approach in dealing with housing for the poor. As one of 
the officials mentions: 
‘Though NHA is completing the unfinished Bhasantek rehabilitation project that was 
withdrawn from the private developer for violating the term and conditions, yet we 
are not in charge of selecting beneficiaries or distribution activities. We shall 
handover the project to the ministry right after completing the construction’. 
 
Discussions with the participants revealed that public sector housing projects 
and other projects by the NGOs having either direct or indirect ramification on 
housing are mostly externally conceived and designed according to the availability of 
funding opportunities. Where the participation of the community in public sector 
projects is mostly absent, the projects by the NGOs involve community in the 
process of implementation through formation of small community groups. As 
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mentioned above, local NGOs work as implementing partners of International 
NGOs, donors and often the Government. Thus the local NGOs implement projects 
with participation of the beneficiaries. Thereby, involvement of the 
community/beneficiaries is limited to the project implementation stage. Such process 
of decision-making and community involvement is identified by respondents as ‘non 
participatory’. One of the respondents (P16) says, ‘What government is doing 
through NGOs is actually a top down approach. Besides what NGOs are doing 
starting from taking up projects (design), approval and arranging finance is not 
participatory. Only in implementation they involve the beneficiaries. But in inception 
process there is no involvement. Therefore the project is not sustainable after 
implementation’. 
However, irrespective of lack of community participation at the formative 
stages of projects, the significance of community involvement in project 
implementation is well appreciated among the community organisations. NDBUS, a 
grassroots organisation of the urban poor and deemed to be an NGO, is acting as an 
implementing partner of the UPPR project, upheld the significance of their 
involvement for community empowerment: ‘Our contribution may not directly relate 
to housing, as the project concerns mainly poverty reduction and socio-economic 
development. We are helping identifying need areas of households in settlements and 
organising the grassroots communities. We are representing the grassroots 
community people in better understanding the needs, demands and the ways to 
address this.’ 
While this statement signifies the importance of community involvement in the 
implementation of projects, it also reflects on the lack of community direct 
involvement in decision-making and accordingly designing projects according to 
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their priority needs. Methods of project inception, design and implementation seem 
to influence community perception and shape participation at the community level. 
This issue becomes more pertinent particularly when the communities identify 
security of tenure in housing improvement as the top priority area.  The community 
responses largely reflect the existing decision-making practices and their participation 
in development programs. According to them, their participation in the NGO’s 
development programs is rather ‘directed’ by the implementing NGOs. Respondents in 
a focus group discussion at Bauniabadh community mention that, ‘NGOs come and go 
with their projects, we do whatever they ask as to so, but no one ever came with 
further redeployment of this area for housing.  If any NGO comes here with the 
proposal for further housing development we will cooperate and repay the loan in 
instalment’. 
Housing Project by Association for the Realisation of Basic Needs (ARBAN) 
On the contrary to traditional development NGOs, ARBAN was found to be 
implementing a housing project for the urban poor in Dhaka.  The project was 
implemented by joint collaboration of ARBAN and slum community. Independent of 
any external funding assistance the project, called ‘Housing Assistance Project –
Mirpur’ was jointly conceived, designed and implemented with finance from 
community savings and long-term loan from the NGO. The project was perceived as 
‘community housing project by the slum dwellers’ and reflects on community 
empowerment and decision-making in their own housing efforts. 
Housing Assistance Project is a community based housing project for slum 
dwellers. The project was implemented by a group of slum dwellers with active 
support from ARBAN. The project started in 1995 while ARBAN was implementing 
a Mass Informal Education program in informal settlements in Dhaka. About 30,000 
 212 Chapter 5: Analysis of Outcome from Surveys and interviews 
people were organised in small community-based groups consisting of 24-30 
members in different informal settlements. The groups, each composed of mostly 
female members, were organised for savings and credit assistance programs by the 
NGO. It was an urge from the community members that living in an insecure and 
unhealthy environment of slums were main deterrent for their social dignity and 
economic development and this could only be addressed through appropriate 
housing. Thereby, the housing assistance project was initiated by ARBAN for the 
members of the savings and credit assistance program. This ongoing agenda, within 
the community development program, (micro-credit) is open for the beneficiaries 
who are willing to develop their housing conditions. The members deposit a fixed 
amount of money (Tk500/AU$6.5) per month for ten years before they can start 
developing housing for themselves. The first housing project called Housing 
Assistance Project-Mirpur has already been completed and is being allocated among 
the beneficiaries while the second project is being implemented. 
 
Total housing project constitutes a six storey apartment complex in a planned 
middle-income residential area with all pre-existing civic facilities in the locality. It 
is designed on an area of 4,620 square feet with forty-two two-bedroom units to be 
constructed. Gross dwelling unit density is 930 dwelling units/ha and. gross 
population density is 4,180 persons/ha with an average HH size is 4.5. Therefore the 
total target population was 182. 
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Figure 24: Front view of Apartment complex for the urban poor (ARBAN housing beneficiaries) 
 
 
 
 
 
 
 
 
 
 
 
Source: Field survey 2012 
 
The program started in 1995, the implementation process of Project-1 started in 
the year 2000 after the participants bought a piece of land in Mirpur from a private 
real estate company. The land hand-over process took about three years, including 
the registration. The land development process including soil testing, piling, building 
design preparation and obtaining permission took about three years. Along with 
financial constraints was another issue that held the project for few years while the 
NGO was exploring the external funding opportunities. However, the entire process 
was accomplished by the community representatives with assistance from the NGO. 
The actual construction of the building started in 2007 with active monitoring and 
supervision and participation (in case of purchasing materials) of the implementation 
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committee composed of equal number of representatives from the NGO and the 
beneficiaries.  
The total cost of the project was Tk37338367 (approximately AU$466,729) 
including the cost of the land, which constituted about 7.5 percent of the total project 
cost. The total cost of a unit ranged from 0.7 million Taka to .85 million Taka 
depending on the size of the apartment. The size of the apartments ranged from 374 
sft to 492 sft. The project was financed combindly from beneficiary savings and a 
loan from the NGO. 54 percent of the total cost of the project was accrued from the 
beneficiary savings with the remaining 46 percent coming from a long-term loan to 
the beneficiaries at 5 percent yearly service charge from the NGO which is repayable 
in monthly instalment over fifteen years. Existing formal housing finance 
opportunities are not accessible for such a project. 
Therefore, discussions with the respondents regarding organisational 
participation in low-income housing show that the government agencies are not 
currently visibly active housing development for the poor. The meagre housing 
activities of the government agencies are mostly project-based. On the other hand, 
the current focus of NGO activities are mostly in areas of community development 
and poverty alleviation in low-income communities. 
5.13 Administrative and Policy Barriers of Community Participation 
An analysis of the interviews reveals an agreement among the respondents on 
the necessity of a participatory approach in the housing development process for the 
lower income people. However, in practical terms, a participatory development 
strategy has not yet been developed. Based on the participant responses, a number of 
policy and administrative level limitations can be identified. However, it should be 
noted that such areas of limitations are not mutually exclusive rather, they facilitate 
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understanding the difficulties of community participation in housing in a specific 
context. 
5.13.1 Centralised Administration  
Analysis of the respondent’s views signifies that formulation and 
implementation of a participatory approach that involve the concerned community 
requires a certain degree of decentralisation of political, administrative and financial 
powers of central government to local government as well as coordination and 
networking of stakeholders’ organisations. In the country, planning is accomplished 
at the central level by concerned ministries and associated departments. Thus 
housing activities falls within functional jurisdiction of few central departments that 
restricts entry of community-level groups on the planning and implementing process. 
Besides, strong central government’s administrative and financial control on local 
government has precluded an emergence of responsive, effective institutions at the 
local level ultimately contributing to non-participation or pseudo-participation of 
community people. 
It was identified by the respondents that centralised bureaucratic administration 
system contributes to a lack of co-ordination and co-operation between and among 
agencies. This not only hinders emergence and operationalisation of community 
participation but also leads to confusion and delay in implementing existing plans. 
Besides, the absence of co-ordination has led to fragmented and often overlapping 
activities by different government agencies. As revealed from the interviews, 
housing for the low-income people concerns a combination of different components 
that cannot be addressed effectively by one single agency in isolation, rather a 
number of participants. in such a situation lack of co-ordination and co-operation 
between departments of government as well as private organisations on one hand is 
 216 Chapter 5: Analysis of Outcome from Surveys and interviews 
very damaging to efficiency and overall performance of the organisation and 
effectiveness of the approach and on the other, increases the communication gap 
between the government agencies and non-government agencies and communities in 
concern. This fact is clearly reflected in the views of the respondents. The NGO 
executives (P1) observed ‘although the government is verbally committed to solving 
housing problems practically they are far from realizing the commitments. Till today 
the rehabilitation plan of 5000 evicted informal settlement dwellers in 5 acres of in 
Mirpur has not been realized and we do not know the current status. The project was 
almost finalized back in 2009 with identification of location, finance and 
implementation method’. The two communities in Balurmath and Kallyanpur 
assesses the government as ‘reluctant’ on the issue of housing for the poor while the 
other two communities in Bauniabadh and Begun Tilla observed that although 
government initiated some projects for the poor, could not accomplish them as the 
‘real poor and needy do not get any benefit’ (Box 1) 
Box 1 
‘Bhasantek Rehabilitation Project’ at Mirpur, Dhaka was initiated by the Government of 
Bangladesh under the Ministry of Land for rehabilitation of slum dwellers. This is the first 
public/private partnership approach in low-income housing endeavour. The objective of the 
project was to mitigate existing housing problems of the low-income people particularly the 
evicted slum dwellers and low-income government employees through selling of small 
dwelling units at an affordable price. 
The project though was initiated in 1998, started in 2003 when the Ministry of Land signed an 
agreement with its private partner called North South Property Development Limited (NSPDL) 
for carrying out this project. About 48 acres of land was supplied by the government and the 
developer was responsible to bear all the construction expenses. The land was valued at Tk. 
200 lac (AU$2.3 million). Under this project 111 buildings of two categories (A type of 215 
sqft and B of 395 sqft) were designed for the target groups. The Ministry had fixed the price at 
Tk2 lac (AU$2,500) for Type A and Tk 3.55 lakh for Type B apartment. According to the 
payment plan, each beneficiary was to pay the entire price on monthly instalment within ten 
years. (Source: Revised Development Project Proposal, RDPP 2010). 
In 2010, the project was not complete and the constructed apartments were sold by the 
developer at much higher prices. Therefore the project was withdrawn due to breach of 
contract from the developer and handed over to NHA for implementation.
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5.13.2 Absence of an Approved Housing Policy  
Absence of a suitable policy environment and organised process of addressing 
the problem was identified to be one of the most important factors participatory 
housing developments. One of the participants (P15) underscored the significance of 
a holistic approach to address the problem to include: 1. a clear policy level 
commitment from the national government 2. Its replication in the policy documents 
of the local government 3.The legal provisions to perform in the local area 4. Finding 
right processes and mechanisms, and 5. Finding the right organisation, resources and 
logistic support such as land, location, and safety. 
Almost all the participants observed that in the existing policies the prospective 
role of NGOs or private sectors in different housing provision options are not clearly 
defined that create confusion and dilemma in the roles of organisations and their 
practices. Such lack of an organised process results in fragmented development 
activities in terms of small segregated projects. According to one respondent (P17) 
‘in current policy environment the NGOs can only mobilize a group of people for 
improving the housing conditions. But these are so sporadic and small scale that it 
makes little impact on the overall housing situation and becomes non-functional after 
they leave’. 
In this respect an approved housing policy is most needed for making 
participatory housing development possible. However, the respondents identified 
absence of an approved policy both as a cause and effect of centralised and 
bureaucratic decision-making process. One of the participants further noted lack of 
human expertise and willingness of the concerned government agencies such as 
National Housing Authority and National House Building Research Institute, as one 
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of the most important barrier for effective policy formulation and implementation 
through plans and programs. The absence of an approved policy has a two-fold 
impact: A lack of definition in roles of agencies posing major difficulty to provide 
guidelines or strategies for housing activities of different stakeholders including the 
government departments which leads to poor coordination of different departments 
while preparing a plan or in project implementation. Citing an example in this 
context one of the respondents (P14) mentioned that in the Detailed area plan of 
Dhaka the Karail Slum (one of the oldest slums) site was identified as proposed site 
for high and middle income housing and mixed commercial without any 
rehabilitation consideration of the existing dwellers.  
According to some respondents (p 18, p14, p20) an approved housing policy 
could provide institutional support towards community housing development and 
ease the legal and technical complexity involved and reduce the overall cost. For 
example when discussing the technical aspects of housing construction with the 
ARBAN beneficiary community in a focus group discussion, it was observed that 
none of the beneficiaries had previous experience with construction activities. In fact 
they had no idea about the pre - construction phases including getting land use 
permission from the development authority, building design approval, and all other 
legal clearances etc.   The building process took about 3 years and demanded much 
time, money and energy from the residents. Again during the construction phase they 
hired skilled work forces such as, an engineer, carpenters, electricians, plumbers and 
other specialists for the building of the multi storied structure. In the community-
managed housing construction process, the implementation committee of the 
beneficiaries purchased the building materials and acquired the tools and equipment 
necessary for construction. The project was designed by an expert local architect and 
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the community received free technical assistance along with the plan from the 
designer.  Thus their every effort was to make the project cost effective. According 
to one of the beneficiaries in every stage they required suggestions and guidance 
some of which they obtained from the NGO and for some they had to seek external 
assistance using personal networks. In the process they felt that it would more 
benefited them if they could get technical assistance in terms of procedural advice 
from the government bodies such as city corporation zonal office.  
5.13.3 Lack of Expertise 
 
Although it was asserted by all the respondents in both government agencies 
and NGOs that a participatory approach is required to achieve a desirable goal, the 
dilemma on the organisational prospective roles and responsibilities for a 
collaborative approach reflects lack of sufficient expertise and experience of the 
government agencies. As was identified by respondents, that lack of qualified 
personal and the bureaucratic attitudes of government officials, who probably have 
no training or exposure in participatory planning approaches, inhibit stake-holders 
participation in their planning and implementation process. While this comment may 
not encompass all the government agencies, it has validity to a certain extent. The 
government agencies so far have favoured a statist approach for housing solutions 
where the government organisation is to oversee the planning exercise and seems to 
be more concerned with outputs rather than objectives, to produce increased number 
of buildings under centralised control of the public sector following the current top-
down approach. And in this process, they view collaboration with NGOs and 
community-level organisations as ‘costly’ and complicated and require transparency 
and understanding among involved parties. In this context, it is important to note one 
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of the respondent’s comments in a government organisation mandated for nationwide 
housing development for the poor. 
‘The contribution of NGOs and private sector in housing for the poor is ‘negligible, 
very scattered and piece mental which can hardly contribute to any solution of the 
problem’. We still not yet think of involving the NGOs in our project. We have 
limited control on the NGOs. I think controlling and monitoring their activities 
should be increased. How they are getting the fund and spending them is not 
transparent. On the other hand the Donors do not like the control of the government. 
I think the main problem is we blame them and they blame us. However, it is the 
government who should take the first step towards for collaboration’. (P20) 
The above statement indeed reveals a significant statist and centralist attitude 
about decision-making roles and processes that has contributed to myopic housing 
approaches. However this does not rule out the prospective participatory approaches 
in housing development rather it indicates an opening towards more collaborative 
practices. 
5.13.4 Regulatory Barrier 
In addition to the policy-level constraints there are certain regulatory barriers 
that were mentioned by the NGO participants which act as a hindrance for any non-
government organisation to take long-term development initiatives in low-income 
communities. According to the participants, the national level NGOs currently 
working with the urban poor are motivated for further participation in urban housing, 
which cannot be materialised due to a lack of security of tenure and absence of a 
clear statement on low-cost housing provisions for the urban poor in the policy 
documents and development plans of the government. As the residents of informal 
residential areas do not possess legal title to their plot there is no holding number 
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issued that abstains service agencies to provide urban services to the settlements. As 
one of the NGOs executives (P2) points out, 
‘In the existing city corporation law there is no service provision for slums and 
squatters dwellers. This is a major obstacle for providing infrastructure such as 
water and sanitation and electricity by the respective authorities’. According to the 
respondent, there is no ‘definition’ of slum or squatter settlements in the existing 
local government ordinance 2009 and related rules. Lack of such a definition results 
in problems of identifying and locating a settlement and allows no holding number of 
dwellings’. Therefore in absence of holding numbers (even temporary), the (slum) 
communities can not avail services legally even if the service agencies are willing to 
provide. 
The above statement signifies two issues. Firstly, tackling the slum problem is 
more complicated and involves a number of issues including regulatory problems. 
According to the respondent (P2), a working definition of slum in the policy is absent 
which does not permit any physical demarcation of such settlement. Therefore, a 
working definition of slum and physically demarcating them would ease the process 
of categorising settlements into ‘in situ upgradable’ and ‘non-upgradable’ and 
accordingly preparing a slum upgrading and rehabilitation policy. 
5.13.5 Political Will/Commitment of Government 
Discussions with the community representatives, NGOs and professionals 
reveal a critical leadership role of the government. According to them a major 
challenge of affordable housing development is attitudinal. Government must have 
willingness to consider the benefits of stakeholders’ participation and organisational 
collaboration and develop an integrated and comprehensive housing policy and 
appropriate strategies. According to them it is governmental unwillingness and lack 
 222 Chapter 5: Analysis of Outcome from Surveys and interviews 
of accountability that prohibit adopting appropriate mechanisms for increasing 
supply of land and finance. Though all the respondents indicated government’s 
reluctance on the issue, the comment of NDBUS is noteworthy: 
‘It is not the shortage of land in the city but government’s unwillingness and lack of 
appropriate policy and regulations that make inadequate supply of land for low-
income housing. There are number of ongoing and upcoming real estate projects by 
RAJUK, NHA or private developers for the upper income and middle income people 
or government officials. There is no such project for the low-income people. Land for 
low-income people can be obtained with appropriate policy and regulations, most 
importantly government’s willingness that can ensure a proportionate share of land 
reserved or the low-income categories in those real estate development projects both 
in the public sector or commercial private sector land development project’ 
Some of the respondents emphasised that the problem lies with proper 
administration of the existing rules and regulations. In this regard one respondent 
(P15) mentions that ‘although the number of housing projects for the low-income 
earners is very limited, the target groups are not benefitted from those projects. 
Housing Price control of housing for low-income people, and strict regulation and 
monitoring issues need to be addressed so that the target group can be benefitted 
instead of the middle and upper-income earners from the low-income housing 
projects.’ The respondent further believed that ‘even the failed projects can be made 
successful by first addressing the legal aspect and enforcement of the rules and 
secondly by making the implementing agencies accountable for their respective 
jobs’. Another respondent (P13) adds to the notion that, ‘It is due to lack of 
monitoring and evaluation after implementation that the effectiveness of the project 
diminished as it reached the bottom level. It is certainly the problem of 
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accountability of the IMED (implementation monitoring and evaluation division of 
Ministry of Planning).’ 
Besides these, the negative stance of the government officials and few civil 
society organizations are reflected in few fixed notions on the urban poor and the 
community capability. This gets reflected in one government official’s voice, ‘the 
urban poor are unstable and they lack capabilities of a large saving that can be used 
for housing purposes’. Another respondent, in reference to ARBAN’s housing 
project mentions that, ‘there is no alternative to government supplying land for 
housing the poor. Housing the urban poor is a massive problem which can’t be 
addressed within existing capabilities of the government’.  
5.14 Discouraging Factors for NGOs Involvement 
Interviews with NGO executives, government officials, academics and 
researchers identified a number of factors in addition to the policy and administrative 
barriers that discourage NGOs to work with community in the housing sector. Some 
of such factors identified include organisations strategic objectives, limited bilateral 
or multilateral finance, threat of eviction, and legal complications of land ownership. 
besides these, a number of cultural factors could discourage working with low-
income housing like – dealing with local power structure, availability of land and its 
management, associated cost (‘though called low-cost housing’), coordination with 
several service providing agencies(like Rajuk, WASA, City Corporation). 
5.14.1 Strategic Choice of an NGO 
According to a respondent (P4) from an international NGO ‘the strategic 
choice of the NGOs’ is the single most important deciding factors for areas of its 
involvement. Some of the NGOs are specialised organisations working for certain 
areas such as water, sanitation, micro-credit, informal education, community health 
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and hygiene and that is how the organisation is mandated to work for. However, 
some of the respondents also noted developmental objectives of smaller NGOs are 
influenced by the funding prospects as they are dependent on external funds for 
project implementation. 
5.14.2 Supply of Land  
Supply of land for housing and other land-related issues was identified to be 
central for participatory housing development for the poor. In this respect all the 
respondents from NGOs, academic institutions and government departments 
identified ‘lack of available land’ as one of the major reasons behind the current 
marginal role of NGOs in direct housing provisions. According to one official (P1), 
under the current arrangement it is difficult to find land for affordable housing 
development for the poor. This is mainly due to the fact that the informal settlements 
on public land mostly belong to different ministries and agencies. In such a situation 
the use of land is under absolute discretion of the relevant agency. The slum or the 
squatter dwellers have no legal rights on the land they are living. This complexity of 
ownership of land makes upgrading activities led by NGOs, government agencies 
departments or donors unsustainable. In support with this another respondent 
underscores the need for policy interventions. 
‘Unless central government policy in place, local government or NHA as agencies 
under LGERD and Ministry of Housing and public works are not in a position to 
obtain land for housing other than their own.’ 
Secondly, the market price of land within the city is not within affordability of 
the lower income people, thus naturally prohibiting NGOs considering housing 
investments. The respondents viewed that unless policy-level interventions are in 
place to make land available, NGOs or community organisations cannot contribute 
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much towards comprehensive affordable housing development for the poor. 
Following is the comment of one of the NGO officials (P3) that not only unveils the 
land issue but also indicates the prospect of their participation in housing. 
‘The NGOs have no authority or any position to acquire land even purchase in 
Dhaka city for the poor people. In this case it is not possible to promote housing 
program by NGOs in real ground. NGOs are campaigning for the same for last more 
than 30 years in Dhaka City. But there is no practical evidence that they were able to 
do any exceptional work. NGOs are not replacement of Government, they may create 
examples by working at limited scale and suggest Government how to mainstream 
this. They can contribute in policy reform.’ 
5.14.3 Community Level Issues 
All the NGOs interviewed have identified a number of community level issues 
that they consider disrupting for housing investment. These include resistance from 
the local intermediaries (local power group/Mastaan) and resistance from the land 
owner. According to one NGO (p13), ‘the local power group who mostly under 
political umbrella try to manoeuvre further development activities in the community. 
They are mostly the local leaders (member and the chairman) who in apprehension 
of losing the power over the mass. In the past there were several efforts to persuade 
the community for community housing development that was intervened by the local 
power group who tried to illegally extract benefit out of the ordinary dwellers. They 
even sell non-transferable plots in the rehabilitation sites illegally’. Two of the 
NGOs further note that these middlemen under political umbrella are a potential 
threat to regularisation of informal settlements on public land or granting security of 
tenure. It is due to the fact this slum lords take hold of a number of properties within 
the settlements and illegally rent out to dwellers. 
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High expectation of the community is also found to be another challenge at the 
community level initiatives. One respondent (P2) finds that at the beginning of a 
project making access to a new community is challenging due to high expectation 
particularly in terms of immediate and monetary benefit, the presence of the 
middlemen acting as gatekeepers of the community and trying to appropriate a 
proportionate share of benefit. 
Selection of real target group is considered to be another challenge for NGOs. 
According to one respondent (P3), ‘in a complex urban system with less social 
cohesion and multiplicity of tenure along with multiple organisations with different 
missions in a community, accessibility to of a real target group is becoming a 
concern.’  
For example in ARBAN’S housing project, on part of the NGO heterogeneity 
of households with different economic, cultural and educational and financial 
background and fragmentation of community members according to place of origin, 
occupation, political ideology, large number of prospective beneficiaries and 
communities compared to its operational capacity were some of the preliminary 
difficulties. Therefore the NGO decided to keep the provision open for all of its 
micro finance members  to participate in the savings scheme (monthly deposit) and 
set priority provision for older memberships (joined earlier) . This means that the 
savings scheme members who started first and continued without interruption get 
priority over others to participate in a housing project. Such an arrangement of  
community savings and credit program built trust among two parties and raised the 
level of confidence among the beneficiaries.  
Another community level issue mentioned during the focus group discussion 
with ARBAN beneficiaries was the negative attitude of the real estate company for 
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selling the land to the slum dwellers. The company were unwilling to sell the land to 
the slum dwellers in apprehension of its negative effect on their overall image. 
However, after a series of consultations and negotiations the company agreed to sell 
a plot to ARBAN for the group. The plot was strategically chosen at the end of a 
street by the company. After the registration of the land the process of taking the 
possession of the land took about 3 years.  
5.15 Stakeholders Coordination and Collaboration 
5.15.1 Inter-Agency Coordination 
Lack of coordination among agencies is one of the key concerns identified by 
all four groups of interviewees. According to government officials, co-ordination 
among government departments is important for two reasons: Securing components 
for housing and project sustainability. It was recognised by all the respondents that in 
the current situation, co-ordination among central government, NGOs and other 
relevant government departments is a prerequisite for addressing the housing 
problems for the poor. They view that with current functional regulatory and 
financial capacity, no single agency such as NHA or RAJUK can adequately and 
efficiently address housing programs for the poor. Moreover, for land acquisition, 
obtaining finance, infrastructure purposes each one depends upon other organisation 
which delays the pace of work. 
Again, the NGOs view that lack of inter-ministerial or departmental co-
ordination during plan or program inception, implementation and post-
implementation evaluation leads to unsustainable outcomes. Citing references to few 
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examples including ‘SattalaBasti10,’ the NGO official (NGO3) mentions that since 
the agencies do not co-ordinate with each other prior to or during project 
formulation, it is difficult to achieve sustainable benefits of the project.’ It is seen 
that different projects being implemented by different ministries, though funded by 
the same donor, have no co-ordination in project which result in unsustainability of 
the project which is evident through demolition of the informal settlement’. Another 
respondent (P10) observed that such scattered activities financed by IFA s such as 
ADB, World Bank, INGOs(International Non-Government Organisations), 
NNGO(National Non-Government Organisations)s and implemented by 
LNGOs(Local Non-Government Organisations) are not sustainable in the sense that 
when the project is over everything turned as like as before.’. 
 
5.15.2 Stakeholders Collaboration 
      Interviews with the NGOs, officials and community representatives also 
identified the prospective roles of stakeholders and areas of collaboration in array of 
housing options for the low-income people. The respondents underscored the 
significance of joint collaboration of stakeholders, particularly NGOs and central 
government, mainly on two grounds: 1. the public sector initiatives hardly reaching 
the actual target group and 2, poor sustainability as the beneficiaries cannot retain the 
benefit. In this respect, the respondent emphasised on building functional 
relationships of organisations. A wide variety of possible activities were identified 
that can be performed by the community organisations and NGO in low-income 
housing projects for the poor. 
                                                 
 
10 The slum extended over an area of 2.5 acres in Mohakhali, Dhaka was demolished by the 
government in August 2010. Total of 2,400 house structures were demolished along with all 
infrastructure making about 8,000 people homeless. 
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Along with organisational coordination, collaboration of stakeholder 
organisations was identified to be also necessary to make any project successful. 
Such collaborations can assist with pooling money, strengthening relationships, 
sharing resources, increasing participation and expanding knowledge and experience 
of involved parties. With reference to the UPPR project he notes that ‘a similar 
approach of UPPR where several international development organisations and the 
government formed partnership to pool resources to address the poverty issue can be 
adopted to address housing problems for the poor. 
The significance of a collaborative approach is also echoed in the words of 
community members. In a focus group, Discussion with a CBO, one of the 
discussant observes ‘Instead of scattered individualistic program of different public 
agencies in different areas the housing problem of the urban poor should be 
addressed in an integrated fashion. There should be budgetary allocation for this in 
the development plans of the Government’. The community observed. ‘This is not 
clear to us why the donors or the government organisations agree to invest on any 
settlement without any commitment of not demolishing it. By the eviction process 
government destroys its own investment worth millions of taka including the 
investments made by the dwellers over years. As happened in the Sattala Baasti 
where UPPR project is being implemented in which government is a partner’. This 
signifies that an integrated approach where all the ministries and relevant 
departments have the mandate to coordinate with each other to assist the local 
government to implement such projects should work well for project sustainability. 
However it was also noted that this calls for a policy level commitment of the 
relevant stakeholder organisation. During the project inception and implementation a 
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tripartite arrangement involving - donor, government and community, sharing a 
collective responsibility can make the project effective and more sustainable. 
An analysis of the government officials’ perspective on the issue of 
collaboration and coordination of stakeholders also reveals their positive stance 
towards stakeholder collaborations in housing for the lower income people in the 
city. According to the respondents such a collaborative approach between public and 
private sector might contribute to better affordability of the poorer section. However, 
respondents identified few issues that need to be addressed for such collaboration 
such as transparency, rationality and good understanding between partner and 
stakeholders. 
5.15.3 NGOs as Partners 
 
One of the major failures of the current top-down approach is its inability to 
reach the actual target population. All the participants including the government 
officials in the interviews identified that the conventional process of beneficiary 
selection, which is highly bureaucratic and politically influenced as one of the main 
reasons of not reaching the actual poor. Two of the respondents confer the issue with 
reference to the Bhasantek Rehabilitation program. According to them, the project, 
designed to be implemented in a public private partnership approach and distributed 
by the private developer under the guiding principle of government, turned into an 
unsuccessful project due to project implementation method and a vested interest 
group. (See BOX1). All the NGO representatives univocally expressed NGO’s 
competency in reaching the actual target group. According to the respondents, the 
NGOs possess expertise for mobilising community groups for participation, 
experience and an established report with grassroots people. This is one of the 
reasons for which currently they are in joint collaboration with government 
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implementing water and sanitation projects of the government in low-income areas. 
Thus, they believed that it could also be possible to extend the partnership further 
toward housing development and management of projects. The NGOs could 
collaborate with government agencies for identification of beneficiaries, mobilising 
resources and in distribution process. All the NGO respondents and academics 
observed that within current provision and capacity the beneficiary selection and 
post-construction distribution and housing management aspect is challenging for the 
government alone. To ensure that the actual target group is identified and benefited 
and there is no intrusion of the middle and higher-income groups in the project 
benefits, they emphasised those relevant stakeholders must be made involved in the 
process. According to one respondent (P1), ‘in the current top-down approach 
selecting housing beneficiaries without NGO’s support would result in political 
rehabilitation’. Therefore, they believe that in future housing projects even if the 
government constructs houses with its own listed contractors, the beneficiary 
selection and allocation process should be made participatory involving relevant 
stakeholders including local government bodies, NGOs and the CBOs and the 
beneficiary community. 
Almost all the respondents underscored the importance of NGOs as a means of 
reaching the grassroots communities in arenas of socio-economic development. 
Thus, it was mentioned that the NGOs could further contribute as an intermediary 
organisation for in-situ upgrading as well as developing new housing for the poor. 
The potential role of NGOs as intermediary is echoed in the words of respondents 
from NGOs. According to them the non-government organisations can partner with 
public agencies or private developer to select the most appropriate community, select 
appropriate members from the community and post-construction management and 
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debt collection for new housing development projects. A three tier model of 
collaboration involving government, NGOs and community was suggested by four 
NGO representatives. In this arrangement the government should ideally be 
providing policy support along with land and easy finance while an umbrella 
organisation such as CUP (coalition for the urban poor) should be coordinating with 
interested NGOs and CBOs who would be financing from own sources or from the 
DONOR for long-term repayment arrangement with the beneficiary. Another 
architect observed that the NGOs can play an intermediary role in government 
initiated private sector projects or community cooperative housing projects in which 
NGOs can provide guarantee for the housing loans. Following the ARBAN’s 
community housing model, the NGOs can formulate beneficiary groups who can 
manage their own loans to construct. Besides, most importantly, the majority of the 
respondents cautioned that for such community housing initiatives ‘If there is no 
profit oriented middleman in between, the actual cost of construction is affordable by 
the community’. 
Following is the comment of a representative of a national level public agency 
participant who articulates the prospect of NGOs as intermediaries which not only 
signifies the participation of NGOs but also indicates some critical preconditions for 
such involvement. 
‘There are NGOs that are motivated and willing to get involved as intermediary and 
provide guarantee of loan repayment if real estate developers are willing to invest in 
low-income housing for the evicted. ARBAN has done an exemplary work in this 
endeavour that shows NGOs and communalities are capable of doing so. Though it 
at micro-scale and may not be readily replicable nationwide without adequate 
finance being made available’ (p19). 
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The focus group discussions also reveal that prospective role of NGOs as 
intermediary is well accepted by communities while they participate in their housing. 
In focus group discussions, the community representatives revealed their willingness 
and enthusiasm in their prospective participation in project implementation. 
Bouniabandh community representatives observed that since they have been 
participating in improving the water, sanitation and access roads in the settlement 
with NGOs, they are well conversant in working with them and willing to cooperate. 
As one of the discussants notes, ‘in future if they come we will surely be with them, 
we can actively participate in implementation by way of material supply, 
construction monitoring and supervision of our own project. Though, no NGO has 
come yet with any such proposal that concerns our houses or land.’ 
All the respondents from NGOs univocally agreed upon their prospective role 
in in-situ upgrading of existing settlements. In this context, one respondent from an 
international NGO, working on water and sanitation mentioned that organisations 
having expertise in specialised services can extend technical expertise and 
collaborate with other relevant stakeholders. As the NGO official (P3) states, ‘we 
may offer to extend our technical expertise for constructing proper water and 
sanitation facilities in low-cost housing initiatives. We could also look into the 
possibilities to incorporate urban rainwater harvesting and safe sludge management 
within the housing facilities for the poor….we may jointly construct few low-cost 
houses with context-specific water and sanitation facilities for demonstration 
purpose jointly with relevant actors. And the actors working for low-cost housing 
will be benefitted from this support and will adopt the demonstrated provisions for 
water and sanitation in scale. It may also go for joint initiative for dissemination of 
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the same at national level and take part in advocacy initiative to incorporate 
necessary changes in the relevant policy documents’. 
5.16 Finance for Housing the Low-Income Group 
5.16.1 Housing Finance Issues 
Financial issues come in various forms for developing housing for the lower 
income strata. It was identified that since housing finance is a capital intensive 
venture it requires personal financial resources accumulated through savings, long-
term credit facilities and continuous flow of long-term funding for housing 
development. Analysis of the interviews revels three major interconnected issues 
concerning affordable housing finance for the poor country’s urban context that 
include, limited finance, security of tenure, and policy environment. All the 
participants agreed that current housing finance options are very limited within direct 
government support and NGOs own sources. The formal financial institutions have 
not yet established low-interest construction and mortgage loans to urban low-
income earners or NGOs/CBOs. Secondly, a lack of security of tenure makes the 
investment risky which discourages more funding from IFAs through the local NGOs 
in the sector. One of the NGO respondents observed, ‘The NGOs are already 
motivated but they don’t have any more funding sources for this (housing) purpose. 
We do not get any direct fund from donor for rehabilitation of housing development. 
It is probably because it is a long-term investment and involves risk. To serve the 
poorer communities in a more sustainable manner we need to secure the investments 
made for them’. 
Thirdly, multilateral aid policy was identified to be another barrier for 
financing having cumulative impact on the meagre sources of affordable housing 
finance. One of the NGO respondents identified that under the current policy 
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provision no non-government organisation can obtain direct loan from a foreign 
donor. The respondent further observed that ‘this was the main obstacle for obtaining 
the approved UN Habitat loan for our two housing projects for the poor’. 
5.16.2 Institutional Loans 
The interviews also reveal that a secure financial support for the community is 
a key component that needs to be addressed. Lack of institutional loan for 
organisations as well as for beneficiaries is identified by government officials at 
NHA and UDD to be one of the major hindrances for housing development for the 
poor. One respondent in a housing NGO observes that the only housing loan 
available for organisations or NGOs is the Bangladesh Bank housing loan. It was 
identified that although the loan is available to NGOs for housing development only 
in rural areas and small towns of Bangladesh, in a financially constrained market the 
amount is meagre and process of obtaining is complex. According to the respondent 
there are few recent changes in the disbursement of the loan that requires an 
undertaking from the governing body of the NGO/organisation in concern proving 
guarantee of the loan. This often rules out many organisations for availing the loan 
due to complexity involved. However, this can become a powerful tool for lower 
income housing development if larger urban areas are covered in addition to small 
towns and rural areas. 
A government official in a public sector housing organisation identifies two 
factors that inhibit their participation in delivering housing: 1) lack of grants and 
funding options 2) lack of available mortgage loans. According to the respondent due 
to lack of funding opportunities and grants for low-income housing investments, 
current housing finance mechanism is ‘self-financing’ in which the beneficiaries are 
to pay the full cost on instalment with the progress of work and at long-term soft 
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instalment. According to the respondents at the public agencies and this ‘self-
financing system’ is not suitable for real low-income population considering their 
affordability and lack of their access to mortgage finance. Thus to the officials the 
‘affordability of the low-income people is very low’ and ‘due to uncertainty of 
repayment and no sufficient assets for mortgage the financial institution’s capacity to 
establish low-interest loan has not yet been established’ (p19) 
  
5.16.3 Community Savings Scheme 
 
Community savings program was identified by the NGO and community to be 
a potential financing option for developing housing. It was noted that that currently 
in most of the low-income settlements, NGOs are running community savings 
programs. This can potentially be used for financing housing if matching loans can 
be organised from financial institutions. If financial institutions can provide 
mortgage loans as an intermediary NDBUS or any interested NGO can provide 
guarantee of the loan repayment’. Citing the housing assistance model of ARBAN 
the respondent notes that ‘ARBAN did an exemplary work by using community 
savings for housing the poor along with an easy long-term loan from the 
organisation.  
In case of ARBAN’s housing project once the efforts were unsuccessful 
obtaining an external fund, the NGO had to rely exclusively on funds saved by the 
CBOs for the initial investment and later arrange fund from their profit derived from 
micro credit operations for the construction phase. The community decided on 
savings program by making monthly instalments to the NGO. After continuing the 
program for 5 years they saved money, which was still inadequate to purchase a 
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piece of land in a convenient location. This led participants to deposit some extra 
affordable payments. Every beneficiary maintained an approved passbook to keep all 
the records of their savings with yearly interest and outstanding balance.  Thereby 
the savings program was flexible enough to encourage them to make financial 
contributions at any point of time according to their financial capability to meet a 
sudden cost such as of land registration cost. It is important to note that there were no 
cases of defaulting. The only reason for the drop out from the program was lack of 
people’s confidence on the ability of their savings to become useful for their housing. 
This dispels the myth that lower income families are not capable of large savings or 
they have no credit worthiness. As the project was designed within a full cost 
recovery framework, there were problems associated with this fixed finance 
arrangements such as managing rising construction costs over the period of 
implementation. 
During the interview, the respondents noted the significance of a secure tenure 
to make any housing investment through community savings or institutional finance. 
Lack of security of tenure is a major barrier for community motivations and single 
most important hindrance for formal finance. As one NGO official (P8) notes 
‘Currently community in a low-income settlement are quite apprehensive about 
savings program for only housing due to lack of security of tenure. The community 
can be motivated for savings schemes for housing purposes if they have permanent 
or even temporary security of tenure. One of the Bauniabadh Community member in 
a focus group discussions mentioned that ‘even if we have the lease from the 
government for 99 years, we do not have problem saving more for financing our 
housing’.  
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5.16.4 Grants and Subsidies 
Nearly all the respondents consistently emphasised on the subsidy and grants 
for developing housing for the lower income group. They view that developing 
affordable housing for the lower income strata is somewhat different from traditional 
housing development projects as it ideally requires unique financial mechanisms 
including grants and subsidies. And this particular feature makes the process more 
complicated as limited pool of funds is currently available for such development. 
Two of the NGOs interviewed suggested unique mechanisms of pooling resources 
for urban low-income housing. One of them observed: 
‘Although we have limited bilateral fund for housing, there are available bilateral 
funds from agencies such as ADB, JICA for permanent infrastructure development.  
The government can take ‘housing for urban poor’ within the urban poverty issue 
along with water, sanitation, or poverty eradication’. 
The respondents from NGOs further mentioned that in the volatile financial 
market conditions for housing development for the poor, there is no alternative of 
grants and subsidies in various forms. According to ARBAN, assistance from the 
public agencies in terms of providing land at a subsidised price is a great incentive. 
Besides, providing such things as utility connections and registration fee waiver to 
community level low-income housing initiatives under joint community and NGO 
collaboration can encourage community housing development projects for low-
income earners. 
5.17 Overcoming Structural Problems 
Throughout the interviews, the participants identified that low-income housing 
development under current administrative structure is challenging. The final section 
of the interviews focused on seeking creative solutions for addressing housing 
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problems. Participants were asked what would be the strategies that could be adopted 
in current socio-political context. The majority of respondents called for a change in 
the administrative structure and reorganising activities of the concerned agencies. 
Firstly, they called for a separate housing entity for addressing the low-income 
housing problems. According to a government official under the direct control of the 
state, a public authority cannot handle the issues properly. A separate commission 
can be there with sole responsibility of urban poor including planning and 
implementation of projects. It should be an autonomous body that may not have to be 
solely dependent on government fund rather with loans from financial institutions 
can implement projects along with the owner and beneficiaries’. Similarly, according 
to another respondent (P15), ‘The NHA and other public agencies are pure 
bureaucratic model and not answerable to anyone. In current arrangement NHA 
being a government agency is not capable of handling housing problems as long as it 
acts as a developer and distributor. So far as planning and management is concerned 
NHA is acceptable, however, not as developer and distributor. There should be a 
separate body may be a Housing Development board that would be responsible for 
coordinated housing development for the poor including selection of beneficiaries 
and distribute housing and management involving the concerned stakeholders’. 
Secondly strengthening local government was identified to be another 
significant requirement by the respondents. According to the respondents the local 
government bodies are characterised by a number of limitations such as lack of 
finance, lack of understanding of city dynamics and city development, strong 
bureaucratic control, lack of skilled human resources and planning/development 
control (which is in the hand of RAJUK).They have no mandate to prepare and 
implement plans for the city, rather than mere providing services’. Thus according to 
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them centralised development control, plan preparation and their implementation is 
central to current housing problems. Therefore, the respondents observed that this 
needs to be addressed at micro-level by the local authorities with collaboration from 
the central departments. One of the respondents ‘the local government bodies must 
be made responsible and accordingly empowered through reducing bureaucratic 
control of the central government, developing their human resources and logistics’. 
According to most of the respondents, local authorities should have the mandate for 
taking initiatives for addressing the housing problems within their area of jurisdiction 
and to implement programs for the poor by designating particular areas and allocate 
budget for the poor, provide compensation and social benefits. Government should 
only be providing support and act as monitoring agency. Formation of local 
government commission was believed to be an important step forward towards 
human resource development. It was identified that through which such commission 
specialised workforce appointments can be made for the local government in 
addition to the electoral bodies. 
5.17.1 Required Policy Support 
 
According to all the respondents a participatory approach, with involvement of 
community, private sector and government agencies, needs to replace the current top-
down planning and plan-implementation approach. According to them, the policy 
should have a clear vision and associated plan of action to implement the policy. 
They indicated that multiple housing provisions with a wider variety of tenure 
arrangement should be addressed in the policy. According to all the respondents the 
policy should address area/settlement base guidelines particularly for the 
underdeveloped areas/shanty areas. The government officials observed that the 
magnitude of the problem can only be mitigated to certain extent by providing 
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appropriate guideline for different categories of slums and low-income 
neighbourhoods. According to them this could, 1) add increased supply of land in the 
market, and 2) improve living conditions of the poor. In line with this argument, one 
respondent (P16) observes that the policy suggested by the WB or donor for in-situ 
development of slums is ‘unrealistic’. According to him this would lead an increase 
in the rent which will ‘bid the poor out’. However, he recognises this approach is 
more appropriate for temporary squatter settlements instead of lower income rental 
housing. He emphasises that for the slum dwellers government should make it 
compulsory for the slum owners to maintain a minimum standard of amenities and 
density for being able to rent out to tenants. The RAJUK and local government 
bodies must be held responsible for monitoring, he notes. 
The respondents identified a tri-partite arrangement as single most important 
policy-level interventions on the issue of land for tackling housing problem. 
According to respondents, such interventions could help both obtaining new land for 
low-income housing and effective utilisation of land within existing provisions. 
According to one NGO official (P 8), under the current administrative arrangement it 
is difficult to find land for affordable housing development. This is mainly due to the 
informal settlements on public land mostly belong to different ministries and 
agencies, and the project is not initiated as a central government task by the cabinet, 
rather by authorities and departments under different ministries. This makes the 
project subject to implementation exclusively by agency without any collaboration. 
Therefore, she believes that unless central government policy is in place, local 
government or NHA as agencies under LGERD and Ministry of Housing and Public 
Works are not in a position to obtain land for housing other than their own. Therefore 
they called for a tri- partite arrangement with public sector, private sector e.g. rehab 
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and community people who take part in the design and implementation process.  
Government can take part in two ways. First, by supplying unused land or by selling 
and/or land acquisition in the periphery and secondly, by making the utility service 
agencies participatory. Private associations like REHAB can come forward if 
guarantee is provided. So they must be brought under a resettlement plan. However, 
this needs commitment from the policy level. Otherwise no one NGO or Private 
organisation will invest. The most important requirement is the policy level 
commitment of the government. 
Considering the magnitude of the problem and lessons from previous 
experience of low-income projects, one NGO participant considers a move from 
traditional top-down method of selecting beneficiaries and distribution of subsidised 
plots or flats to individuals. In this context of policy level intervention, an NGO 
participant responded that ‘low-income housing and service projects so far 
implemented shows that after certain period of time the actual beneficiaries could not 
retain the allotted plot or housing unit. Therefore lessons should be learnt from the 
previous failure and it should be addressed by changing it to non-transferable 
property at the policy level.  
Again, respondents also identified problems associated with 99 year-leasehold 
of the rehabilitation project plots. At the existing rehabilitation sites land title is not 
transferred to individual beneficiaries. According to the respondents in those 
rehabilitation sites, the number of households is rapidly increasing without any 
notable investments made for the housing quality improvement. One of the main 
reasons identified by the respondents is lack of registered land title to the 
beneficiaries. Other problems associated with this include high registration fee to be 
paid for getting the formal land title, and multiple heirs of a single plot that was 
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originally allotted about twenty-three years ago. Therefore, as a remedy, the 
respondents believe that provision of long-term rental accommodation or small 
dwellings allotment instead of plots should be preferred’. The process of allotment 
needs to be made more participatory to include the community organisations, local 
government and the NGOs. 
5.17.2 Designing Collaboration 
From the interviews it became apparent that for housing development for the 
lower income people calls for stronger collaboration and better coordination of 
different stakeholders including the community, the non-profit sector, the private 
industry and government agencies. The government officials also spoke in support of 
collaboration with other stakeholders, however, identifies an underlying problem. 
‘Worldwide, there are examples of community development organisations working 
on housing such as CODI in Thailand. Though it would be a new venture for us to 
explore, NHA under the Ministry of Public Works, I think we should be able to do 
so. But problem is who will finance NHA? Our existing model is simple. One project 
takes about four years. We use the idle reserve fund (source include interest from 
different revenue sources related to housing application deposit, distribution) for 
paying off the contractors. We are selling the flats in half price of the market’. The 
statement reveals that for addressing housing problem on a larger scale responsibility 
placed on individual entities is no longer a viable solution rather require mutual 
support among stakeholders and a supportive mechanism. 
Regarding the role of the government in a collaborative model, the majority of 
the respondents suggested that government agencies should provide land and 
facilitate the process. Respondent (P3) suggested that government can allocate land 
to a community through an NGO in which the ownership goes to the community 
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instead of any individual or NGO’. Another respondent (P14) suggested that 
government’s certain initiatives such as laws regarding land-banking, land-sharing 
and creative changes in the land transfer to capture the unearned income from land 
could add additional supply of land in the housing market. One of the focus group 
participants expressed the sentiment of many others, ‘we need government help for 
land. Without government help in land it is almost impossible in large scale. There 
are lot of under-utilised land in Dhaka, government can also provide lease for those 
land’. Another participant comment ‘Government’s initiatives for the low-income 
government employees are appreciable. But for the poor they can arrange land. We 
do not ask for land free of cost but in a lower price than the market, may be with 
some subsidies. We are capable of repaying in a long term, just like the government 
projects for government employees.’ 
According to the respondents, the NGOs could play a variety of roles 
depending on type and scale of the project. Firstly, as an intermediary organisation 
between the government and community the NGOs can organise a community and 
mobilise the resources. This notion gets reflected in one of the participants comments 
that, ‘NGOs are one of the powerful sectors in the country in terms of finance and 
community mobilisation’. As mentioned by a participant (P10) NGOs could provide 
matching loans to the members against the savings of the community. Another 
respondent (P16) thought that the NGOs could reinvest the interest/profit earned 
from the micro-finance as housing loans to the beneficiaries. In such cases, where the 
NGOs providing housing loan, as one respondent emphasised, labour and materials 
could be sourced from the beneficiaries. A participant in a focus group discussion, in 
this context, mentions, ‘as in our project (recently implemented housing project with 
community and NGO collaboration), we tried to minimise the cost through direct 
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involvement of the beneficiaries in the construction monitoring and supervision’. 
Another participant mentioned that NGOs could also facilitate the process of 
identifying right beneficiaries in government implemented projects. He further 
expressed that such involvement would call for direct community consultation which 
in turn influences project acceptance among community. 
5.18 Interview Results Summary 
A total of twenty interviews were conducted for this research with various 
representatives from public, private and non-government sectors. The conversations 
were divided into four subsections: current nature of participation, barriers of 
participation in low-income housing, prospect of community participation, and 
innovative strategies in affordable housing development. The information collected 
from the interviews served two purposes: firstly, it provided a deeper understanding 
of the issues facing housing development from different perspectives. It established 
the argument that housing problems for the low-income people, particularly those 
living in informal settlements, cannot be met by one single unified approach; rather, 
it requires a combination of innovative approaches cantering on community 
participation. Secondly it provided a set of guidelines for designing an effective 
collaborative framework for housing development for the poor. 
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Chapter 6:  Discussions, Conclusions and Recommendations  
6.1 Introduction 
The purpose of this research is to explore community participation as a 
contributor in affordable housing for low-income people in Dhaka. The research, 
based on interviews and household survey data, aimed at finding out the determining 
factors of community participation in affordable housing. A mixed method is used to 
collect data as it was considered suitable for gathering information from different 
groups of participants. This chapter provides an overview of the previous chapters, 
reiterates the purpose of the study, an overview of problem statement, and presents 
the original contribution of the research. The chapter ends with a conclusion and 
recommendations and areas which may profit from future studies. 
 
6.2 Overview of Chapters 
 
Chapter One introduced and explained reasons for the study. The purpose of 
the study was to understand the factors of community participation as an approach 
for housing development for low-income people in Dhaka. This required asking the 
core research questions: 
 How far is community participation an effective tool towards affordable 
housing efforts for the poor? 
 What are the most appropriate mechanisms to advance participation? 
Chapter Two discussed various housing approaches for the poor, approaches to 
community participation in housing and challenges or success factors of community 
participation. It was identified that the challenges and difficulties of community 
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participation that can address community empowerment and community capability 
are varied and sometimes context specific ranging from socio-cultural to 
institutional, technical or political aspects. 
In Chapter Three A detailed methodology and techniques of data collection is 
provided . The central theme of this dissertation lies with finding out how to ensure 
access to adequate and affordable housing for the low-income earners in Dhaka 
through ‘community’ involvement. For this, specific attention needs to be given to 
the way people participate in development activities of NGOs in low-income 
informal settlements. This required collecting different perspectives and views of 
relevant stakeholders, which range from the local poor to policy makers who are 
actively involved with housing delivery, research and practices in the country. A 
mixed method research design with quantitative and qualitative components was 
considered appropriate to fulfil the research goals. The research instruments such as 
semi-structured interviews, household questionnaire survey and focus group 
discussions were administered to collect data. Sample size for the household survey 
consisted of 329 respondents from four low-income settlements in Dhaka city. The 
quantitative components in the survey questionnaire provided demographic 
information and information on housing satisfaction whereas the qualitative 
components provided opinions on preferred housing options and their participation in 
affordable housing. The open-ended questions in the interviews provided qualitative 
responses that further explained the affordable housing issue and problems of 
participation. 
Chapter Four of this dissertation discussed housing governance in Dhaka city. 
To fulfil the research goals investigating the housing development issues in relation 
to the institutional arrangement, distributional inequalities and marginalisation 
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processes, existing participatory practices and prospects of community participation 
and partnerships in the context of the study area is necessary. It provides an 
introduction of the Dhaka city and an overview housing situation including low-
income housing options and the housing approaches of the government, housing in 
policies, key actors in housing provision and their responsibilities. It also presented 
the case study areas selected for conducting household surveys. 
Chapter Five is divided into two parts. Part one examines the communities’ 
perceptions on participation in development activities and housing. The household 
survey analysis presented diverse viewpoints of respondents on prospects of 
participation and indicated a wide variety of preferences over participatory housing 
approaches. Part two presented the findings of twenty interviews with stakeholder 
organisations and five focus group discussions. Different perspectives of 
stakeholders groups on difficulties of community participation in housing are 
presented under several themes that are developed to address the research questions. 
Lastly, qualitative responses from participants in the interviews are combined and 
compared which was supported by the findings of the survey questionnaires to 
answer the research questions. 
Major findings of the study, as discussed below, not only respond to the 
research questions concerned, but also present an overview of what has been 
happening with low-income housing development including many issues related to 
the complexities of social, economic, and political aspects of housing development. 
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6.3 The Research Questions and Responses 
Housing remains a problem to the low-income population in Dhaka. There is 
no new housing development targeted for the poor by the private sector. There is 
recurrent slum eviction by the government with no resettlement plan and without 
security of tenure, and no comprehensive policy support for the development of the 
housing for the poor. Housing options for the low-income people are currently 
limited to affordable shelters in informal settlements. The current housing 
approaches of the government for the poor seems to have failed in terms of reaching 
the poor, meeting the affordability levels, and quantity of housing compared to 
demand due to a number of factors such as lack of beneficiary participation, lack of 
resources and coordination and communication among actors. This calls for a new 
approach that can address the problems of current top-down policy. It is argued in the 
available literature that community participation and active involvement of the 
beneficiaries in the delivery of any service is critical to the success of a program as 
people’s participation advances their interests, needs, and aspirations in the 
development discourse (Mandell, 2010). However, while implementing popular 
participation, the meaning, community nature and objectives of participation become 
significant. It is also argued in the literature review that participation of the beneficiary 
communities, though widely recognised for successful housing initiatives, in the 
process of implementation often deteriorate into mere involvement which fall short of 
a core principle of participation i.e. to empower the community. Thus, the question 
arises: how can community participation be a meaningful approach in housing the 
poor? In doing so, what are the associated problems? As discussed in the previous 
chapter, the research findings have confirmed that community participation can be a 
viable approach if the program reflects the community priority, needs and aspirations 
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and affordability. This signifies that community involvement in decision-making and 
designing of programs based on felt needs of the beneficiaries is important for 
participation to become meaningful. Thus active and positive participation of 
beneficiaries in the entire process of development including decision-making is 
necessary to empower communities to sustain their housing objectives. However, 
achieving meaningful participation involving beneficiaries in their own housing 
process requires addressing some context specific socio-cultural, institutional and 
technical problems. 
Research Question 1: To what extent can community participation be an effective 
approach for affordable housing development? 
Research Question one examines communities’ readiness for participation in 
housing development. Central to this question are two other related questions: how 
are communities identified and how community members might be engaged? This 
required collecting information on existing participatory practices, people’s 
perceptions of their participation in development activities, how they could 
participate in future for housing to understand if there exists a favourable 
environment for community organisations and thus, community participation to be an 
approach for housing. In this regard, the participants indicated a range of views and 
perspectives concerning how they participate in any development activity, what was 
the outcome and how they could participate in housing and associated problems of 
their participation. 
They identified that housing problems of the community can be addressed 
through participation of the beneficiaries only if it addresses communities’ felt needs, 
capacities and interests. As mentioned in the previous chapters, the participants 
showed different interests and varied preferences for their housing needs. While 
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some wanted permanent security of tenure and in-situ upgrading, some wanted to 
move out of the settlements they call slums and for government to rehabilitate them 
at a new place, whereas others were staying there simply because the rents were 
affordable. People agreed that their participation in the development programs 
provided many advantages by offering community members the opportunity to 
contribute and build communal efforts to promote community development. 
However, participation practices and reasons for non-participation (motivations) 
reveals that the discouraging factors of participation included their disagreement with 
the development program where external agencies solely decide on the planning of 
the program and implementation method. Therefore, community participation for 
housing development can only become a viable and an effective approach if it meets 
the needs and aspirations of the members and if their interests are prioritised. In this 
respect, communities can be identified by virtue of interest and needs. Thus 
communities may include ‘existing low-income communities’ i.e. slums or ‘sub 
communities’ from the larger existing low-income communities. This provides 
options for both communities-based and community-driven housing developments 
that may or may not be restricted in an existing low-income neighbourhood or a 
specific geographic area. 
On the question of how communities might be engaged, the research has 
revealed that there are two ways: direct and indirect. In collaboration with a non-
government organisation, the community members could directly participate in all 
aspects of the housing issues, as occurred in the ARBAN’s housing project. In the 
low-income housing project people participated in project inception, design and 
implementation through discussions, direct participation in implementation 
monitoring and management. The approach in the project was effective in the sense 
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that the actual poor in housing need could be reached by the NGO for housing and it 
could achieve more and active participation of the community members. They took 
part in the project development to create values through which they can develop their 
socio-economic conditions.  As this was accomplished through the community’s 
savings the members felt more confident and developed sense of belonging. Again 
they feel secure as they own the houses and have legal rights on the property. Most 
importantly the beneficiaries feel more dignified and self worth, as they are able to 
come out of slum to live in decent areas.   
On the other hand, participation through an indirect approach was also 
suggested by the participants in situations which are where technical and economic 
constraints prevent people from direct participation in housing activities. According 
to the participants, the NGOs or private developers could participate in housing in 
partnership or collaboration with government agencies in housing development. The 
implementing agency could also solicit community inputs and support in project 
implementation, beneficiary selection and post-implementation management. 
Research Question 2: What factors promote or inhibit community participation 
in the planning and development of low-income housing? What are the most 
appropriate mechanisms to advance participation? 
Through this question the research sought to identify the factors that promote 
or inhibit community and organisational efforts for low-income housing 
development. The study identified several factors that promote or inhibit community 
participation in affordable housing programs, which could be communal, 
organisational, financial and political factors. 
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Land 
Community and Land Title 
Providing land title is one of the most widely suggested ways of addressing 
low-income housing problem in a developing country context. However, the option 
and process is not free from problems that should be taken into consideration to find 
an effective mechanism. Empirical findings suggested without land title people felt 
insecure in the settlement. For example, although in two of the settlements, 
Bauniabandh and Begun Tila the allotted residents have occupancy rights on the 
land, they still do not feel secure in absence of registered land title. This was the 
primary reason they gave for not being motivated to invest on improving housing or 
making permanent construction. Finance was identified to be the second most 
important factor, which they perceived, could be overcome if they had registered 
land title. The findings also showed that the intended beneficiaries in those two 
settlements were able to bear the expenses related to transfer of title and cost of 
registration. 
On the other hand, previous experience of transfer of land title in low-income 
projects such as site and service schemes indicate that either the projects could not 
target the real low-income people or, if they did, the majority of beneficiaries could 
not retain the land. The findings also revealed two other problems related to tenancy 
in the settlements. Tenancy and ownership rights were found to be mixed with 
different composition giving each settlement unique characteristics. While in 
Bauniabandh and Begun Tila the majority of the residents were found to be low-
income tenants living there for reasons of nearness to work and affordability, in 
Kallyanpur and Balurmath the majority of the residents were early original settlers. 
Many of tenant respondents showed a neutral attitude towards community 
participation in housing improvement in their settlements. 
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 It was also found that in the Begun Tila settlement, many of the original 
allottees rented out the shacks and were living elsewhere outside the settlement, but 
were collecting rents regularly to retain the rights. These facts lead one to conclude 
that given the complexity of tenure and land rights in each settlement, community 
housing mobilisation is made more difficult by absence of title. A unified approach 
of granting title may only accrue benefit to a small segment including some non-
residents and local power-holders, potentially excluding the low-income tenants. 
However, this does not negate the potential benefit of future transfer of land title to 
occupants, but rather calls for a working solution to the problem. Thus, transfer of 
land title for maximising the benefits involves challenges and calls for development 
of bottom-up participatory mechanisms involving local level organisations in open 
negotiated processes to achieve legal endorsement. 
It is worth citing the example of ARBAN’s community housing project here 
where the urban poor had the sense of tenure security to mobilise their resources and 
invest their savings on housing. The group of beneficiaries were successfully 
organised by the NGO for mobilisation of their savings for housing as they had 
registered land title. Construction of the project was undertaken on community 
member’s affordable contribution and savings and moderate long-term loan from the 
NGOs. Sense of belonging and ownership led the members volunteering in the entire 
process of project implementation in the form of different committees such as 
implementation committee, purchase committee, monitoring and supervision 
committee etc. The objective was to reduce the cost as much as possible and ensure 
transparency, mutual trust and participation.   
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Transfer of Rights on Land 
Another issue related to the land is the ownership of land and the complications 
involved in the transfer process. Firstly, the existing settlements are situated on 
public land belonging to different government agencies without functional 
cooperation with agencies such as NHA or RAJUK responsible for resettlement or 
rehabilitation of the poor. This complicates granting permanent security of tenure to 
the inhabitants in these settlements. On the other hand, resettlement of the evicted 
slum dwellers to a new site on khas land encounters political and bureaucratic 
problems and disputes as the Khas land may have already been illegally occupied. 
Therefore, the poor, being the receivers, may not be able to establish the right on the 
khas land. The research findings indicated that the resettlement/rehabilitation plan of 
evicted slum dwellers at Mirpur in Dhaka encountered such complications related 
with transfer of Khas land. This suggests a number of possible procedural options to 
address the problem. Currently, housing plans and programs are initiated by the 
concerned ministry/division. The concerned ministries are to implement the projects 
on the land under their jurisdiction which limits the scale of integrated activities. In 
such a situation, local government or NHA as agencies under LGERD and Ministry 
of Housing and Public Works are not in a position to obtain land for housing other 
than their own. However, if the program is decided by the central government at the 
Cabinet level and a high-level office is given overall responsibility for management, 
low-income housing programs can be implemented on a large scale. In such a system 
the project can be implemented through a project steering committee where the 
empowered agency should ensure that all the concerned government agencies in the 
general area of housing such as infrastructure, environment, finance or local 
government coordinate with each other to ensure effective implementation. 
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Capital 
The data analysis in the previous chapter has identified that there are a number 
of fundamental issues, including security of tenure, government willingness to assist, 
consensus among stakeholders and an approved housing policy that need to be 
addressed to obtain finance from financial and non-financial institutions or 
community savings program for housing development. The findings also suggest that 
if these issues are addressed adequately a number of financing methods can be 
explored. 
Government Grant 
On the one hand there is lack of secure tenure and high land price making land 
inaccessible and unaffordable to the lower and middle-income people. Considering 
the current constraints of obtaining finance and lack of security of tenure the 
government officials stressed direct Government grants, low-interest loans and 
assistance from the donors for financing housing for the lower income groups. By 
contrast, the NGOs emphasis is on the role of the state and they comment that so far 
there is little public sector initiative of raising fund for housing and little interest of 
international development partners as housing is capital intensive, complex, and 
difficult. 
Long term Loans/Instalment 
The findings underscored the need for a long-term housing credit for new 
construction and flexible payment system in government housing projects to enable 
the low-income community to access housing. The findings indicated a discrepancy 
about the notion of true affordability for the poor. The government organisations are 
doubtful about the creditworthiness and affordability level of the poor that created 
limitations to the poor having access to formal loans. On the contrary, the empirical 
findings from four case study areas suggest the average monthly income of the 
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residents are much higher than that perceived by the government officials and 
available records with government agencies and public documents. On the other 
hand, although the affordability level of the poor is assumed to be low, this 
perception does not get reflected in practice. For example, in a low-income housing 
project called the Bhasantek Rehabilitation Project, the repayment period of housing 
was set to only five years whereas the payment period of any other NHA project for 
the government officials and middle-income people is between twelve and sixteen 
years. Nahiduzzaman (2007) in his research showed that an affordable repayment 
period is eleven years as opposed to the current five years, with an affordable 
monthly instalments (30% of monthly income) for low-income people living in 
slums. In this research the household survey participants at the study areas also 
demonstrated that the unaffordability of such monthly high instalments rates led 
them to conclude that the presence of developers or profit-seeking intermediary in 
such housing projects make the price much higher that is difficult to meet by the 
lower income people. They considered NHA’s housing repayment system for the 
government officials and for the middle-income people are more flexible and 
affordable. In NHA’s projects the beneficiaries are to pay off the total price in 
monthly instalments over a long period which makes housing more affordable. 
However, access of actual lower income people in such housing projects currently is 
barred by making the projects limited to few professional categories. Thus 
participants noted that there are problems with both the government’s lack of 
knowledge about the affordability of the lower income people and lack of will to find 
a flexible working mechanism that suits the interests of the lower income strata. 
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Community finance 
It was noted by all groups of respondents that considering the market situation 
with a very high house price to income ratio and lack of security of tenure 
conventional individual mortgage lending was not necessarily appropriate for low-
income earners. Instead, group lending through intermediary organisations was 
suggested by all groups of respondents for effective community involvement in 
housing. In addition to this financing approach micro-finance can be very effective 
after rightly identifying the right people and location. According to one respondent, 
some new finance options such as area specific schemes, cooperatives banking, new 
funding from central government, tax reduction or rebate to the corporate sector or 
real estate sector for making investment can also be initiated in low-income housing. 
Another respondent replied that as Grameen Bank is providing loans to groups, the 
financial organisations could give such loans for housing or to an organisation that 
will provide guarantee for the poor. The empirical findings also reflect on ARBAN’s 
observations that stresses on the state interventions in areas of land and finance and 
removing the regulatory barriers to promote housing activities. ARBAN noted that 
such government support would facilitate community organisations and NGOs to 
mobilise the poor, providing housing loans and other support to the community. 
According to the NGO ‘With long term savings and provision of micro-credit facility 
it is possible to develop housing for the poor in the city. The community should 
come forward in form of a group and collaborate with an intermediary organisation 
which may be an NGO’ (p10). 
People and Participation 
Factors of Participation 
The research revealed a number of aspects that impeded or facilitated the 
implementation of community participation in developing activities related to 
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housing. As discussed in the previous chapter, constraints on community 
participation in housing come from both the government and the community. While 
at a macro-level the success of community participation depends on the 
government’s political will and skills to stimulate and empower the participatory 
process, at micro-level it requires awareness, abilities and will of community 
members to participate in the process. 
The inhabitants of the informal settlement areas were found to be considerably 
mixed in terms of socio-economic background, education and lifestyles and having a 
wide range of different and often conflicting priorities and interests. Another 
challenge for a large scale area based participation is also due to the fact that more 
than 16 percent are tenants and thus temporary in the settlement. They revealed a 
neutral attitude towards their participation related with land as they believe, as 
tenants, any improvements would accrue small and temporary benefit to them. Thus, 
one can conclude from these findings that while such existing settlement-based 
participation would benefit some occupants, however, it is likely to exclude other 
low-income tenants. Among other constraints of community participation included 
low coordination among aid organisations and government agencies, illiteracy and 
poverty among many of the community members making them more vulnerable, 
presence of a local power group (leaders) within community impeding effective 
communication between external agencies and community members and lack of 
community leadership. 
The low-income informal settlements are characterised by high density with 
diverse groups of people with social background, education, income and interests. 
Community participation in such densely populated areas for housing development 
with little social uniformity is a particular challenge if they are not organised and a 
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sense of common interest is not created. In the absence of collectively negotiated 
solutions and scope of joint responsibilities and priority interest of the people, 
selection and implementation of development projects by the government agencies 
and NGOs led to creation of clientele procedures. This has created a recipient 
mentality among the residents which is evident in the community responses where 
people mentioned reasons such as “lack of time” and “no financial incentive” as 
factors of their non-participation. This also reflects on people’s aspiration of quick 
tangible benefit in return to their participation in such agency-led development 
projects. 
On the contrary, the “housing assistance project” of ARBAN (see details in 
chapter 5) can be regarded as a success in this respect. Although the project has not 
yet been replicated, or too early to be called a model for future replication on a wider 
scale, it has demonstrated how people are organised for a common community vision 
that reflects community decision making on a mutually negotiated priority area. 
Furthermore, it exhibited how active participation can add to a more efficient and 
effective use of available resources for implementation of that project with proven 
community capacity, trust, reliability.  
It was found in the ARBAN’s housing project that the origin and form of the 
community organisation i.e.  the way people or groups are organised in common 
interest, is crucial for successful materialization of community participation.  As 
rightly identified by Heywood (2011) that today’s communities have been defined 
‘as groups of people who experience and acknowledge significant links, expectations 
and responsibilities towards each other. They do not need to be neighbours, but they 
do need to share neighbourly feelings, which may be based on shared spaces, realms 
of interaction or interest’ (Philip Heywood, 2011).  In a research Choguill (1996) 
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finds that programs reflecting community control do not guarantee success; rather 
successful projects are those that fuse collaboration within the community to the 
backing and resources of government and NGO. (M. G. Choguill, 1996, pp 434). 
Therefore, organising the community according to the common interest to achieve 
goals that is identified by the community as necessities for their better life is more 
important than externally decided program where community people are passive 
participants. In the project community people identified housing as the central issue 
for their socio-economic development and they believed that given adequate 
organising and financing support for housing they collectively were able to confront 
many of their existing social and economic problems by their own. However, the 
community needed intervention to get organized as level of willingness to 
participate, difference in income, culture and values among the people in a 
community greatly influenced the community capacity to organize. In this respect 
Choguill stresses on government’s intervention in encouraging and nurturing creation 
of community organizations to mutually design and carry out housing projects, 
insuring quality of housing if private sector is involved, and providing technical 
assistance for maintenance (C. L. Choguill, 2007). However in reality government’s 
direct involvement with community is rare. As identified by Méheux, Dominey-
Howes, & Lloyd government’s involvement to facilitate participation is limited by 
factors such as centralized administrative structure, failure of government to adhere 
to legislation, inconsistent messages from political leaders and bureaucrats, 
government’s perception of communities, and lack of training. (Méheux et al., 2010). 
Therefore for organizing the community at project level Paul (1987) stresses the need 
for an intermediary organization. In this respect, the NGOs are better positioned as 
intermediary to promote organizing the community. Through ARBAN’s project it is 
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evident that as the NGO was already involved in the community development 
program and in a trustworthy pre existing relation through micro finance, it was 
easier for the NGO to organise the community for savings scheme for housing which 
consequently led participation getting infused in collaboration.  
Nature of People’s Participation 
 
The findings indicated that the extent to which communities were involved in 
agency promoted participation was associated with the willingness and capacity of 
agencies, the nature of projects, and the readiness of communities to participate. As 
discussed in the literature review, though the definition of participation may vary in 
different context and different programs the objective of participation is to attain 
empowerment. It is a process in which people, and especially disadvantaged people, 
influence resource allocation and policy and program formulation and 
implementation, and is involved at different levels and degrees of intensity in the 
identification, timing, planning, design, implementation, evaluation, and post-
implementation stages of development projects (Imparato & Ruster 2003, p20). With 
respect to this definition, participation does not seem to occur in the traditional 
development projects and programs. It is also possible to describe the level of 
community power attained in the community participation in the development 
activities of the NGOs using Arnstein’s classification. According to this 
classification, the level of community participation did not go above Aarnstein’s 
‘tokenism of participation’. Participation in local development activities by the 
NGOs has been found to be largely limited to participation during implementation of 
physical works. Community does not have anything to do with resource allocation, 
program formulation, project planning or design but with implementation of the 
project with their participation in terms of labour and ideas. Thus, community 
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participation is largely limited to debriefing sessions with community, consultation in 
groups on how to implement the project followed by participation of people in 
managing the system. The external decision makers dominate planning processes as 
the process of decision-making on the type of project is assumed to be much easier 
and best fits the interest of the NGO and funding agency. The community members 
are informed and consulted about the process of implementation of a project that has 
been already designed without any involvement of the community. However, the 
implementation process is made “participatory” as it is advantageous for decision-
makers to engage the community residents to achieve outputs. Members gave input 
on community needs and recommended priorities during the planning process, and 
were solicited for their support in implementation of projects. Some of this feedback 
may be utilised in course of project implementation. Thus in the existing system of 
decision-making the project being implemented may reflect the participation of the 
community though may not ensure community’s priority needs. This participatory 
model though seemingly an ideal model, it may restrict broad participation by the 
majority of the disadvantage members and end up being steered and controlled by the 
local elites. 
The programmatic priorities of the development organisations seemed to have 
influenced the existing level of participation of people. While half of the households 
were involved in some sort of community activities with the NGOs, the rest 
mentioned different reasons for non-participation. Though the dominant reason for 
non-involvement was uncertainty about ‘how to get involved’ and lack of financial 
gain out of such activity, about 17 percent mentioned their disagreement on NGOs 
current activities that related mostly to micro-credit and social awareness programs. 
However, further analysis of those findings revealed their philosophical 
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disagreement with current activities of NGOs showed that most of them were willing 
to get involved and wanted their activities to be oriented towards housing problems 
such as housing loans, physical infrastructure development and security of tenure. 
The findings lead one to conclude that mutually negotiated priority areas may 
achieve greater participation. 
Despite the type of programs being implemented and uneven decision making 
process, the interactions of community members with the organisations through 
regular meetings seemed to provide some accountability for these decisions for 
community members. The majority of residents felt involved and their opinions 
valued. Thus it indicates that the NGOs operating in the communities are able to 
build relation with the community members. The overall positive attitude of the 
residents towards the development activities of the NGOs is also evident through 
community’s willingness for further participation signifying an option of NGOs 
involvement in mobilising the community groups. 
Participation Outcome 
With respect to perceptions of benefits of community participation through 
formation of community development committees (CDC) in ongoing projects of 
NGOs majority of the respondents, regardless of income level, gender, and education 
level, agreed on the value of participation and mentioned that they have been 
benefitted in terms of economic condition, meeting community needs and capacity 
building through participation. 
With regards to preferences among community participation approaches, the 
focus group findings revealed that majority of the community people prefer to be 
informed and consulted on social awareness, education and training programs. For 
addressing housing related issues, including upgrading, housing development or 
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resettlement they preferred their direct involvement through community 
representation in project decision-making process, partnership and collaboration with 
NGOs through provision of long term housing loans, and ultimate control over the 
situation by getting land title. 
The research has found that regardless of challenges associated with promoting 
participation for housing development, effective participation did achieve some 
productive results. The outcome of participation in the planning process was a 
“housing assistance project”. As mentioned in the earlier chapters, the project was 
implemented by the NGO with active participation and involvement of the 
community in the planning and implementation of the project for the slum dwellers. 
The project was conceived by an external facilitator (ARBAN) in participation with 
community members in several informal settlements in Dhaka. It was urged by the 
community members that living in an insecure and unhealthy environment of slums 
were main detractions to their social dignity and economic development and this 
could only be addressed through appropriate housing. In response, community 
members, mostly females, willing to develop their housing conditions were 
organised, a core group was formed, community vision for housing was developed 
and capacity and skills were assessed for realising housing needs. Thus, the 
implementation plan developed represented a substantial expression of community 
needs, interests and capacity. 
In the housing project, some of the supporting factors that encouraged 
community participation included social ties, unity, residents’ willingness to make 
contributions and support of the local NGO. Community members and the NGO 
attained a partnership level of community participation in the decision-making 
process for the housing project. The participation is more than “informing” or 
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“consultation” or “placation” that seems to prevail in other established mechanisms 
for community engagement in other development projects. The members worked out 
an easy and affordable savings scheme that gave then enough flexibility to deposit 
extra money anytime besides fixed monthly deposits. In absence of formal housing 
finance opportunities, the only external resource, the matching loan from the NGO, 
was tapped when community savings was utilised.  Thus, the community members 
were able to make decisions and have those decisions implemented ensuring 
community empowerment. In addition to tangible economic benefits of the project 
such as home ownership, it also accrued some intangible social benefits to the 
beneficiaries. The most significant was that it gave them an opportunity to overcome 
the social stigma of “slum dwellers” and leading a “respectful life” in a “non-slum 
neighbourhood”. Furthermore, it increased confidence on capacity, changing social 
status, raising pride in the neighbourhood and increased self-confidence for 
reinvestment. In addition another important outcome of the project was a greater 
number of non-beneficiary community members are motivated for community-led 
housing investments. Thus the project findings on one hand prove the common 
assumptions of the government agencies wrong, and on the other it reflects on the 
prospect of a participatory collaborative approach for affordable housing for the 
poor. The household survey findings also supported the fact that communities are 
financially capable of such organised savings and willing to participate in 
collaboration with other private or non-government organisation. 
Organisations, Power and Politics 
Underlying Power Dynamics 
The interviews identified existing underlying power dynamics both at the 
policy level and program implementation level. The national housing policy that was 
initiated in 1993 is getting revised over the last ten years without approval providing 
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legitimacy of housing activities against the interests of the poor. Slum evictions 
occur without resettlement plan and targeted housing development for higher income 
people without a share for the poor. Such policy rhetoric encourages housing 
development or project decision, subject to only a specific public agency function 
allowing more bureaucratic control. This underlying bureaucratic power and political 
influence is also reflected in continued targeted housing development for the 
government officials and upper middle-income people, thus furthering the interests 
of the more affluent. 
On the other hand, the policy rhetoric emphasising on low-income housing 
contradicts the actual plans and actions. The findings indicate that low-income 
housing is considered to be not an investment, but “an expenditure”, given away 
without expecting any short or long-term return from such expenditure. This mindset 
much influenced by new “enabling market principle” led government to undertake no 
profit/no loss projects for upper and middle-income people. This essentially reflects 
that housing decisions are highly centralised and bureaucratic. 
The active bureaucratic power and centralised decisions-making system is also 
supported by the household survey findings and community people’s perceptions 
where they mentioned they are compelled to leave the place if government wanted 
them to and thus their participation largely depends on governmental decisions on 
their rights to stay in the existing settlements. Similarly, the focus group discussions 
identified that interest of the elite and high influential people come into play at the 
implementation level of program for housing the low-income people. For example, 
despite the government declaring the low-income housing pilot project on five acres 
of land in Mirpur with partnership and collaboration with NGO Coalition For the 
Urban Poor in response to massive slum evictions in 2007-2008, rigid bureaucracy, 
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associated government agency’s unwillingness to act decisively and political 
influence of vested interest group are considered to have made it less likely to be 
implemented. 
Political Will and Organisations 
The interview findings suggest that urban low-income housing problem is also 
much attributed to low priority given to their housing. Targeted housing for high and 
middle-income people delay in approving the housing policy and no visible public 
sector initiative for urban low-income housing leads one to conclude that the 
problem is more of political will and bureaucracy rather than solely resource 
constraints. 
The responses of the key professionals in the interviews clearly indicate a lack 
of readiness of government and non-government organisations to bring in a change 
in the housing situations of the poor. This lack of readiness could be attributed to two 
factors. Firstly, an unfavourable attitude which is characterised by an ideological 
debate and a number of stereotyped assumptions about the poor and the slum 
community resulting in conflicting convictions about how to solve the problem. Thus 
the conflicting ideology seemed to have led to a lack of concern about the state of the 
low-income housing system and a desire for some action to improve it. And 
secondly, weak organisational support of the community that is evident in donor-
driven development strategies. 
The interviews also indicate a lack of leadership in the existing system that 
explains the reason why the community cannot get organised for housing efforts. 
Consultations with community members and NGOs revealed that although the 
communities are often interested and motivated, they cannot organise by themselves, 
rather they require a facilitator having ability to organise people to take any 
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initiative. That underscores the need for a collaborative leadership to advance 
people’s meaningful participation. Chrislip and Larson (1994 p138-146) identified 
four principles of collaborative leadership: 
1. Leadership that inspires commitment and action 
2. Encouragement of peer problem solving 
3. Building broad-based involvement 
4. Sustain hope and participation 
In the interviews the participants agreed that in the ARBAN’s housing project, 
the NGO played a leadership role by initiating the process, facilitating group 
interactions and thus effectively resolve conflicts and making the community 
actively involved in the process, and finally, achieving people’s meaningful 
participation. 
Politics of NGOs, Legitimacy and Activities 
The research findings have shown mixed responses over the performance and 
prospect of NGOs in housing. In the country, NGOs emerged as important 
development actors during early 1980s and since then, the number of NGOs in 
Bangladesh has increased. This growth although does not essentially measure NGOs 
performance but their potentiality as a sector to contribute to new developments, 
especially in areas where public sectors have proved to be inefficient. However, 
NGOs have been criticised over issues such as legitimacy, accountability, 
performance and transparency. Interview findings have indicated government 
officials are critical about NGOs performance as they view that NGOs are not 
transparent about money, the way they spend it or for what they spend it. According 
to them the development projects are very segregated with results which are not 
comprehensive. Again, some of the respondents pointed out that heavy dependency 
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of NGOs on donor funding limits the area of activities and shape the interest of the 
local NGOs. However, some of the national level NGOs are independent of funding 
the development activities. According to the respondents their interests in housing 
are yet to grow. 
In Chapter Five it was indicated that local people had mixed perceptions of 
NGOs activities. On one hand, they appreciated the NGOs for their work in the 
community, and on the other, they criticised them for not addressing some issues that 
are of prior requirement. They viewed that NGOs are implementing programs, the 
impact of which is momentary. They observed that being residents of the slums they 
have come across a number of NGOs one after another over the years on same 
issues. Thus, according to them while implementing the projects the benefits are 
quite visible; however after NGOs leave the situation reverts to the previous 
condition. On the other hand, the respondents showed positive attitude towards 
NGOs for their contribution towards health, education, awareness building, micro-
credit etc. Respondent’s positive attitude towards them were reflected through their 
opinions on their current economic conditions, informal education etc. Most 
importantly they observed that NGOs are only organisations they have access to. The 
residents suggested that NGOs should negotiate with the government on behalf of 
them for their housing and their rights of land which implies NGOs legitimacy 
reflecting on the prospect of NGOs as intermediary body. On the other hand, a 
number of respondents preferred government to NGOs for development efforts. They 
emphasise the role of the Ward Commissioner for supplying the utilities and future 
intervention in any improvement work in the community. These essentially indicate 
that the residents are aware of the power of the government organisations and 
limitations of the NGOs that led them to suggest that NGOs should collaborate with 
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the government on development activities that would accrue long-term benefits to 
local communities. 
6.4 Policy Implications: Recommended Housing Directions 
The data and analytical results presented in the previous section offer some 
important implications useful for researchers as well as policymakers in Bangladesh. 
Although the selection of the study areas was limited to areas of government owned 
land, wider review of the study has included action over a variety of lands including 
privately owned lands. These research findings offer valuable lessons to improve the 
practice of participatory development projects and future housing development for 
the urban poor generally. Not only can these findings suggest possible interventions 
in the project implementation in the four case study areas, but also useful toward 
creating programs in participatory housing development in other places where 
government and NGOs are trying to devise creative ways to reach their poor. The 
study provides few useful lessons for national and local policymakers, local planners, 
development NGOs, and international funding agencies that support local 
participatory development programs.  This research has identified six areas that are 
crucial for a policy framework.  
6.4.1 Promotion of Information and Collaboration on Facts and Values 
Discussions in the previous chapter unveiled some of the inherent controversies 
on the issue of community participation in housing development for the poor. The 
ideological debate among the stakeholders on appropriate mechanisms of housing is 
central to all the problems of participation identified. The debate surrounding the 
prospect of community participation low-income housing encompasses two 
fundamental questions: 
1. Community capacity in terms of self-mobilisation and affordability 
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2. Capacity of NGOs to promote people’s participation and handle housing issues. 
First, the affordability levels of the poor are assumed to be very low by the 
government agencies which necessitates heavy spending on land and finance through 
direct construction of housing for the poor, indicating a fixed attitude of government 
stakeholders about the housing for the poor and an appropriate approach. The views 
of the government officials constantly indicated public housing as gift rather than an 
investment, leading them to consider top-down approach as the only and best 
approach to address the housing problems of the poor. Second, government 
organisations emphasise the limited organisational and financial capacity and 
logistics of the NGOs as weaknesses for addressing the housing problem of the poor. 
Nevertheless, officials interviewed simultaneously recognised the contribution of 
NGOs in other areas of socio-economic development, where they acknowledged 
NGOs pro-poor integration approach and direct involvement of stakeholders 
including the beneficiaries in planning, encouraging and implementation. However 
they saw NGOs as characterised by financial and managerial limitations in activities 
required for addressing housing issues for their beneficiaries. 
The NGOs on the other hand, blame the government agencies for the persisting 
housing problems for the poor. In contrast to these assumptions of the government 
officials, interviews with NGO executives showed their organisational capacity, 
willingness and credit worthiness of the poor to participate in housing. The NGOs 
emphasised their strengths to have good acceptance among the poor community, 
strong track record of developing social capital, creating social networks, media 
relations and access, experience in similar socio-economic activities with grassroots 
people, a technical knowhow and community mobilisation and mass-gathering 
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capabilities. According to them, those qualities are prerequisites for their 
involvement as intermediary in housing activities for the poor. 
Such mutual recrimination among stakeholders seems to have resulted in 
confusion, dilemma, and mistrustful relations, which call for better communication 
and sharing information and collaboration. 
6.4.2 Piecemeal Failure to Develop Strategic Policies 
It was indicated by the interview respondents that there is a lack of a country-wide 
policy and a strategic planning framework to address the problem of housing for the 
poor in general and informal settlement in particular. The absence of clear policies 
on urbanisation, slums or housing for the poor discourages interventions to take any 
long-term interventions for the low-income people in general and slum people in 
particular who are willing and capable of upgrading their housing conditions. This 
also impedes any NGOs or donors that would like to work with slum people to 
improve housing conditions of the poor. In partnership with government departments 
or international organisations, the NGOs and CBOs carry out projects that are mainly 
area-based programs to address a specific social or infrastructure problem. This 
program is not designed within a wider framework of an urban development or 
housing development strategy. Thus development activities related to urban informal 
settlements are project-based and ad hoc in nature. Since there is no national policy 
and associate strategy there is no pressure on the government agencies to mandate on 
the issue. Lack of clarity among the government agencies on urban poverty issues 
and urban housing stems from, and results in, ignorance of the government agencies 
to take comprehensive actions. Therefore, what is required is a coherent policy 
framework, which will encourage cumulative innovation by diverse housing 
initiators, such as Government, community, NGOs, CBOs etc. 
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6.4.3 Lack of an Administrative Framework 
The research indicated that along with housing policy rhetoric there is a lack of 
a logical, comprehensive decision-making administrative framework and an action 
agency that hinders the process of housing development. Several NGOs and civil 
society representatives have mentioned that they could take part in housing activities 
for the poor especially those living in the slums. However, the main problem is the 
absence of a comprehensive policy and associated guidelines for its implementation. 
The housing agencies are not quite sure what to do and how to do it. Such decision-
making ineligibility stems from and results in poor coordination among stakeholders 
and inability to produce any support mechanism for housing development. 
Therefore it is vital to establish administrative frameworks that encourage 
inclusive and strong participatory practices. An agency that is politically neutral can 
act as a coordination and implementing agency being responsible for developing a 
framework and policy guidelines. In this respect the National Housing Authority 
(NHA), a state owned housing agency having mandates for preparing housing policy 
and guideline for fulfilling housing objectives for the middle and lower income 
people nationwide. 
6.4.4 Community Capability and Energy 
The research carried out among people living in informal settlements in Dhaka has 
identified the slum residents with different economic conditions, financial 
capabilities and willingness. Many of the respondents have shown to be constructive, 
well informed and financially capable of participating in their own future housing 
improvement. However, despite their willingness and financial capacity they were 
not capable of making substantial improvement to their housing circumstances. The 
slums are informal settlements and the informal system regulate different aspects of 
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lives of those living in there including, access to finance, civic amenities, 
infrastructure which in turn affect their ability to improve their lives. It was 
mentioned by the ARBAN’ housing project beneficiaries that living in the slum 
made them “slum dwellers” limiting opportunities and restricting their lives within 
the informality of social, economic and legal systems. This reflects an attitude that 
living in the slum is a social stigma, giving them a unique identity that restricts many 
economic and social opportunities. In this respect, to improve the housing poverty 
situation of the low-income people living in slums the capability approach of 
Amartya Sen may be applied in the urban development and housing context in 
Dhaka. According to this approach, the poor have resources and strategies for 
emerging out of their poverty. The role of housing programs should be to remove the 
barriers that constrain the dwellers’ ability to emerge from poverty. The program 
should be able to recognise available strategies and in this respect, the dwellers 
should have the freedom to choose from multiple housing options instead of a single 
one that may be externally decided and imposed. In this way, giving them multiple 
housing options and to make practical choices based on freedom, capacity, socio-
economic standing which can move them out of poverty and into a dignified shelter. 
6.4.5 Simplistic Misunderstanding of the Diverse Housing Problems and 
Groups 
The understanding of slums seems to refer only to the physical shelters in 
which slum dwellers live. Generally, the diversity of population in terms of socio-
economic characteristics is often ignored. Thus slum communities are generally 
considered very poor with little capability of improving their conditions. However, 
the research has identified that there are intra-household differentials in terms of 
different socio-economic variable such as household income, education, 
demographic characteristics etc. there are also differences in their housing needs and 
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aspirations. Therefore, slum communities are rather heterogeneous in character. It 
was also identified that the economic conditions also varied across settlements, 
which reflects on the fact that slums and squatters offer a wide variety of affordable 
accommodations to a diverse group of people with different economic conditions, 
choice and necessity. The findings show that the communities were divided and 
conflictual when comes the question of housing preference and method of 
participation . The magnitude of the housing problem for the poor and retrospective 
negligence and incapability of the government agencies reflects on the consecutive 
failure to recognise the complexity of the problem. It is a unitary but fragmented 
policy for such a diverse and heterogeneous problem situation and constituency. 
In this respect it is suggested that actions such as consultation with the 
concerned group and monitoring of the problem situation can capture the problems 
of diversified needs of the population group in different problem situations. What is 
required is a multiple criteria planning and evaluation in complex and multiple factor 
situation. Considering the heterogeneity and divided nature of the community 
members, identification of the community members is a crucial aspect which should 
go beyond the space defined community. In this respect community consultation will 
not only acknowledges power and provides better understanding of the situation but 
also ensures participation of the grassroots community at the formative stage of a 
project. Here NGOs or the local government bodies can come into play.  
6.5  Research Contribution  
The findings have important implications for future research and practice. 
This research demonstrated how participation varies among individuals and across 
settlements due to context-specific conditions. Along with characteristics of 
participation of people in current development projects, it revealed structural and 
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logistical factors that influenced people’s participation in current development efforts 
and possible housing development options. However, it reveals conditions that are 
context specific which may be very different from that of other developing countries.    
The research contributes to current body of knowledge in three distinct ways. 
The research confirms that community participation needs to be grounded in 
perceived problems of the participatory group. As stated earlier the current practice 
of beneficiary participation is often limited in project implementation. From the 
facilitator's point of view this may seem a convenient model for community based 
participation in physical planning and development of a neighbourhood because  the 
community possesses the best knowledge on the site specific aspects of the 
neighbourhood and external agents are least confident in this regard.  Therefore local 
community knowledge should be valued in the implementation designing and 
participation can assist in actual implementation to avoid disputes over new 
development. Therefore participation is desirable in implementing a project that is 
identified and shaped by the project formulators- the NGOs, government agency or 
consultants instead of the community. The mission is to achieve the best outcome 
from that project and to empower the community in its introduction. Certainly this 
kind of a participatory model promotes some sense of empowerment and confidence 
in the community as they are consulted on how they would like to have any 
development work done. However, this is a limited form of empowerment for the 
poor, which stops short of engagement in project identification, formulation, and 
design before obtaining their contributions to participation in project implementation. 
If participation aims to be grounded on the perceived problems of the community, 
instead of any outside agent, consultation at the formative stages of the project is also 
required. This method of participatory engagement will also maintain the principle of 
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participation that beneficiaries should be engaged in all stages on a project instead of 
all stages of project implementation. It is argued here that citizen group must be 
identified based on housing choice of the individual, instead of current practice of 
selecting the place based community, so that the issue of conflict of their interest can 
be addressed. In this respect one should try to find an answer to a very first question 
before identifying the members of the community of interest: do you wish to be 
included in the specific project?    Considering and valuing individual preferences on 
housing  and participation may potentially  lead to greater participation and better 
outcome.  
As this research shows, many participants already feel a sense of empowerment 
and pride from their engagement in NGO implemented development projects.  Other 
respondents cite as their reasons for non-participation their disagreement with the 
type of project being implemented, indicating a desire for greater involvement in 
project objectives and design.  Nevertheless, discussions with community members 
also revealed their agreement for future participation in housing activities in 
collaboration with NGOs or agencies. This indicates that the usual restriction of 
communities’ involvement to implementing decisions that have already been made is 
not well founded, despite their readiness to make compromises in designing 
participatory process which may/may not truly serve their interest. Therefore, 
participation becomes more meaningful and empowering if that can reflect 
Individual’s needs and problems as identified by each of them instead of by external 
agencies. This can potentially address the problem of ‘elite capture’.   Therefore 
community consultation at the formative stage of a program and grassroots 
participation in decision making regarding the designing of participatory process to 
implement the program is likely to be more empowering and effective. 
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This research also contributes toward illuminating the complexities in attaining 
meaningful participation that is empowering, and also effective.  It has been found 
that the impoverished urban low income community in informal settlements is in fact 
heterogeneous in characteristics and more complex in preferences than assumed. 
According to conventional wisdom of the project formulators such as government, 
NGOs and consultants the people living in these areas are branded as ‘slum 
dwellers’. Such branding has actually led to generalizing the income characteristics 
and ignoring the diversity of people living in there along with the differences in their 
needs. The research has illuminated that reasons for residing in the slums for the 
residents are as diverse as their housing preferences are. In this way, a unified 
housing approach targeting a slum or a neighbourhood without considering this 
diversity is likely to fail in meeting its long term goal. Therefore, there must be 
multiplicity of policy responses well suited to match the diversity of perceived 
problems.  
It may be understandable that not all projects will be successful and will be 
able to induce participation of all members of a neighbourhood. Similarly not all 
housing solution can remedy the problem of housing for all members of the 
neighbourhood. Therefore, programs designed and targeted to increase participation 
should consider the socio economic diversity within communities. This signifies that 
government agencies need to consider the strengths and limitations of different 
communities to enable them to devise somewhat different approaches in different 
housing strategies for different communities. This requires collaboration and 
coordination of different actors including the community for each stage of a project 
design to implementation. Through the development of a policy framework it has 
demonstrated that feasible amendments to an existing administrative system are 
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capable of delivering an improved affordable housing outcome, including defined 
methods of community participation at  successive stages of the planning and 
implementation processes. Thereby it is possible to erect integrated combinations of 
policies activating collaboration between diverse ranges of players.  
6.6  Implications for a new Policy  Framework 
The findings have shown that different perspectives of housing stakeholders 
seem to have resulted in functional dilemmas of conflict, communication gaps and 
non-cooperation among the stakeholders. These dilemmas on appropriate approaches 
not only indicate few methodological approaches to solve housing problems for the 
poor, but also the need for coordinated mechanisms towards findings complementary 
options for solutions instead of the single solution of mass housing construction as 
advocated by some stakeholders. The way in which stakeholders view and 
understand the affordable housing problem and proposed housing solutions in the 
city seems to have been largely shaped by past affordable housing efforts since 
independence that dominates affordable housing constructions and distribution 
among the beneficiaries. It is argued here that such a “single solution” actually 
replicates “the top-down approach” reflecting generalised perceptions about slums 
and slum dwellers, but does not necessarily value community perspectives and 
reflect the community needs. True participation can only be achieved if the goals can 
meet community’s needs and desires. Findings related to current participation 
practices indicate that though people were willing to participate, they were not sure 
how to or the way the external agency wanted them to. This indicates an existing 
dilemma and confusion over their participation and outcome. They also indicated 
that multiple projects running in parallel added to the community confusion 
weakening effective communication. This allows one to conclude that participatory 
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planning and implementation attempts can only be successful if they are 
accompanied by fast, visible measures that correspond to felt needs and priorities of 
the community and demonstrate the positive effects of cooperation. Within in each of 
these tops-down approaches, a participatory tactic in planning inception to project 
completion may increase the functional collaboration and mutual trust of 
stakeholders and thereby increase efficiency. 
Irrespective of the conflicting opinions of different stakeholders on how to 
solve the problem of housing all the respondents agreed on the need to change the 
system. The best ways according to them were through collaboration, collective 
effort and active support of all the stakeholders. This implies that enhancing 
participation would require empowering the stakeholders by means of redistributing 
powers. As the findings indicate neither non-government organisations interested in 
housing, nor are all low-income community members’ choices and preferences 
concerning affordability the same. Thus participation would require engaging 
stakeholders’ interests and capabilities. The research has identified that whatever the 
housing strategies may be to improve the housing conditions or to increase the 
supply, within each of these approaches, a number of participatory tactics may be 
adopted that ensure functional collaboration of stakeholders including participation 
of the community (Figure 25). 
The future areas of policy suggestion are as follows: 
6.6.1 New Constructions by the State 
 According to the government organisations considering the financial and legal 
constraints, state-dominated direct-approach are best suited in the current context. In 
their view, the process of community involvement in housing is complicated and 
difficult to implement and not cost effective. Thus, despite being a slow process 
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direct construction (statist approach), of housing without any collaboration with 
beneficiary is a preferred mechanism considering the cost. Again considering the 
affordability of the lower income people, current financing mechanisms of housing 
projects is through self-finance where the beneficiaries are to pay the entire cost of 
the dwelling in easy instalments. This self-financing mechanism of cost recovery, 
according to them is not affordable by the ‘real low-income people’ and 
consequently incentives such as direct Government grants, loans at low interest rates 
and support from the donors are necessary in this regard. 
However, this approach has been criticised for being unable to reach the poor. 
Thus, the other participants suggest public private partnership and enabling 
approach. The proponents of the popular public private partnership approach, 
consisting mainly of the consultants, argue that governments should collaborate with 
private companies. Private sector involvement is often justified on the basis of access 
to resources and efficiency in terms of technical expertise, staff and fund to invest. 
The proponents of the state intervention - mostly NGO representatives held 
that as appropriate housing is a human right it should be reflected in government’s 
policy and actions. They criticised both the state’s direct approach and recent PPP 
approach on the ground that none of them can actually reach the poor, rather this 
reflects on the government inability to understand the magnitude of the problem and 
at the same time underestimating the capability of the poor. They argue that 
involvement of private developers in housing development for the poor results in un-
affordability due to ineffective contract management and government monitoring. 
They emphasise an integrated approach to address poverty alleviation and housing 
needs and accordingly a budgetary allocation in the national budget. 
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These multiple viewpoints on the same problem signify two issues: firstly the 
perceived affordability of the poor is hypothetical. There is a tendency of 
generalising the income characteristics of all the people living in the slums ignoring 
the socio-economic complexity and heterogeneity among the residents. The pre-
conceived notion of unaffordability of the poor seems to have prevented the low-
income earners gaining access to government housing projects. However, the 
significance of the state constructed housing as an approach for affordable housing 
development cannot be ignored on the ground that currently they are not able to 
benefit the poor.  The lower income people are unable to avail the benefits of the 
current housing projects by the government agencies is more attributed to point to the 
faulty selection process of the beneficiaries which is based on lottery among different 
professional categories rather than affordability. Nevertheless, to address both the 
issues it is suggested that if the government agencies are involved in direct 
construction and allotment of housing for the low-income group, the process of 
selecting beneficiaries should be made participatory in collaboration with the 
national level organisations working on housing issues and on urban poverty such as 
CUP and NDBUS. 
6.6.2 Low-Income Rentals 
 In Dhaka as almost 50 percent informal settlements are under private 
ownership, supplying low-income rental housing with minimum infrastructure, there 
is a good prospect for low-income rental accommodation developed in partnership of 
NGOs and public sector including dormitory, single, family and other units. This is 
comparatively an easy process for the public sector and can also be done under 
private ownership or by NGOs. According to the interview respondents however, no 
government agency acting alone can be fully effective or sustainable. Operation and 
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management they contend, is better handled by private or non-government sector. 
Besides, mass low-income rental is also a good viable option in today’s situation. 
The rent can be negotiated and the management entrusted to group and community 
control, under possible overall management of NGOs. The research findings also 
indicated that the majority of tenants among the respondents wanted 
NGOs/government to construct dwellings and rented out to them showing visible 
interest of the community in low-income rental properties. In addition to new low-
income rental development on new sites, it can also be developed on the existing 
informal settlements. For example, in the existing slums on publicly owned land 
where there exist verbal tenancy agreement between the tenants and the slum lords. 
In such a process of informality residents live in constant threat of eviction. Such an 
informal tenancy agreement should be replaced with rental agreement with the land 
owning agency which can be mediated as well as managed by NGOs. As the 
interviews with NGOs also support this provision as the rental arrangement can be 
brought within the existing program of the NGO’s community development 
programs in these settlements. In such an arrangement the residents are granted 
security of tenure for a specified period, in return to pay regular rent along with 
utility bills. 
 6.6.3  In-Situ Upgrading and Providing Security of Tenure 
There is a persistent concern among the development practitioners that 
upgrading the existing slums and squatter areas leads to an increase in the rent of the 
dwelling and thus benefitting the landowners and slumlords. Therefore for 
sustainable slum upgrading, security of tenure is regarded as an essential component. 
Sometimes it is preferred over formal land title as legal title involves more cost. 
However, in one of the case study areas in this research, security of tenure seems to 
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have allowed people to remain as residents for decades. Some of the community 
leaders mentioned that if the land is not theirs in title, then one day the government 
could take it away whereas some showed confidence on the “permit to stay”, though 
not willing to make some substantial investment on the land. This reflects a lack of 
belief by some that their security of tenure is guaranteed by anything other than the 
possession of land titles. Therefore, one may argue that project beneficiaries need to 
have a sense of ownership and which is can best be achieved through a legal title. 
However, in case of Dhaka, the previous experience of granting land title in 
low-income projects demonstrated that many of the beneficiaries did not retain the 
land for over a long period of time. This supports the findings of this research that 
many of the original beneficiaries are not current residents of the settlements. This 
essentially reflects that individual needs and preferences vary in a low-income 
community over time and space, which has been ignored in the traditional land title 
projects. This fact is well justified also through the responses that many of the 
residents wanted ‘a secured place to stay’ (not necessarily the ownership of land), 
which means that the government will not take arbitrary decisions on clearing the 
settlements. Therefore security of tenure is important, reflecting the community 
needs, which may or may not be through granting land title but secured tenure by 
providing strong and clear assurances. Thus prioritising needs and preferences 
through community consultation is an essential component for participation to be 
meaningful. In two of the study areas, Begun Tila and Bauniabadh respondents were 
apprehensive that the land could be taken over by the government as they don’t have 
registered land title. In such a situation it is suggested that their ‘permits’ to stay 
should be made renewable every after 10-15 years to ensure sense of security and 
thereby encourage more investment on housing. 
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The NGO respondents also stresses state assistance in terms of revising 
policies for allocating land for the purpose of housing and initiating social safety nets 
for the poor in those areas. If the government safety-net programs is directed in these 
areas that may discourage informal housing development in the private sector which 
will in turn increase the housing supply in the market under the private sector. 
6.6.4 Development of Existing Slums and Squatters 
As mentioned previously, statistically about 70 percent of the slums in Dhaka 
are under private ownership. These are mainly the impoverished pockets of low-
income rental dwellings. Though the research did not cover those privately owned 
pockets of slums for collecting data, information gathered from low-income tenants 
in the study arrears reflects much on their willingness and motivations for 
participation to draw conclusions. According to resident’s views, their scope and 
prospect of direct participation in housing reconstruction or upgrading the existing 
settlement is limited due to the fact that they were tenants. Discussions with the 
NGOs also showed that those privately owned slums are not preferred areas for their 
operation as that leads to increased rent. Therefore, it was suggested by the 
respondents that slum owners should be provided with guidelines to maintain 
minimum standard of liveability of the structures. This problem can be addressed 
through enforcement of legal provisions and or through imposing improvement 
charges on the owners of the slums for providing improved amenities. 
6.6.5 Land Pooling for New Community Housing 
Two findings of the research justify the need for development of new 
community housing for the poor. Firstly, the community members (tenants) in the 
four study areas has shown that the primary reason for residing in the slums was 
affordable accommodation followed by nearness to work. It was expressed that upon 
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availability of low rental accommodation in a better neighbourhood, they would 
move out of the slums. And secondly, the project beneficiaries of ARBAN housing 
project show that living in the slums was a social stigma which prevented them 
accessing many economic and social opportunities. This was the major driving force 
for initiating a community housing project that was supported by the NGO (details 
discussed in Chapter 5). 
Therefore new community housing projects such as ARBAN’s should be 
encouraged by addressing all the associated institutional and financial problems that 
are discussed in the previous chapter. Supply of land to such community initiatives 
can be channelled to the community through intermediary organisations at a 
subsidised price. This can ensure not only low-income housing project goals and 
sustainability, such collaboration can also address the limitation of each stakeholder. 
The NGOs can collaborate with the government agencies to act as 
intermediaries for identifying land and selecting the beneficiaries through existing 
CBOs. The NGO official also observes the fact that there are many NGOs who are 
willing to participate in housing sector in terms of providing loans, however not all. 
Therefore, the Coalition for the Urban Poor, which is an umbrella organisation for 
NGOs working with urban poor can act as an intermediary collaborative organisation 
to coordinate cooperation between the participating NGOs, CBOs and Government 
agencies. 
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Figure 25: Recommended policy Framework 
 
 
6.7 Policy Prescriptions for Community Participation in Housing 
6.7.1 Housing Program  
As shown in the Figure 25, selection of housing programs must be based on 
community criteria, demand and affordability of the lower income group. Again, all 
the stakeholders, having differing roles and responsibilities, should collaborate and 
coordinate according to specific housing program. This essentially signifies that there 
is no single solution to the problem of affordable housing for the poor, rather there 
are multiple options to choose from. Similarly there should not be any single agency 
to address the housing issue. The role of different agencies may vary according to the 
options. Again, nature of collaboration and coordination of different stakeholders 
such as community groups, intermediary organisation and the government agencies 
should be designed based on preferred housing option. The research has confirmed 
that participation is desired by the community, however, effective participation takes 
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place only when a housing program can meet the needs and affordability of the 
community. It is recommended that in any housing program security of tenure is a 
one of the most significant aspect. However, considering the bureaucratic process, 
magnitude of the problem and cost and scarcity of land, granting land title as a means 
of security is suggested as only one of the approaches to address the problem 
effectively along with several others. Nevertheless, whatever may be the form of 
tenure security, it must be the most suitable one for the specific community. 
Considering the heterogeneity within the communities, identifying the right program 
for the right group is important. While deciding on the project concerning a 
community or a slum representative participation of the community through 
CBOs/NDBUS is recommended so that community prior needs are reflected in any 
project concerning the community. After rightly identifying the appropriate program 
and group, community participation should also occur during project 
implementation. Thus, housing programs should be for a community of interest 
which may/may not be located within a specific neighbourhood. Thus a community 
should be identified for a specific housing program, instead of an existing 
community to be fitted into a housing program. 
6.7.2 Identification of Beneficiaries 
It is recommended that beneficiary identification should not be one way 
process where based on some pre-defined criteria NGO or a government agency 
would accomplish the process. It is argued in this dissertation that individual 
requirements and preferences vary irrespective of settlements or place of residents. 
However, slums and squatters constitute the major focus of low-income earners 
concentration. Therefore place of residents could be one of the criteria in the process 
of selection in addition to individual assessment based on income, employment and 
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preferences. It is also argued in the dissertation that any housing approach is likely to 
fail if does not fulfil the beneficiary requirements. Thus involving the community-
based organisations in the process of identification of beneficiary participants is 
necessary to identify the most appropriate housing program. 
6.7.3 Implementation Partners  
It is argued in the dissertation that community can effectively participate in 
their own housing efforts to create a range of affordable housing outcomes if all the 
housing stakeholders cooperate and collaborate. In this respect, it is essential that 
each party value the others interest and capability and potential endeavour in every 
stage starting from conception to implementation of a program. It is suggested that 
housing programs are implemented through housing cooperatives formed and based 
on affordability, interests and need. 
With respect to new housing development, it is recommended that all the 
stakeholders will be working together in all stages from engaged in the process of 
developing housing: community as active partner, the government agencies in terms 
of providing support and NGOs in terms of providing guarantee and overall 
management. According to the empirical findings, the income and expenditure are 
different among households in a community. Therefore the affordability is also most 
likely to vary. It is recommended that the housing development should also be based 
on considering the affordability levels of the community members. As the NGOs are 
in close contacts with the community, they are likely to possess information on the 
socio-economic levels of the households. Furthermore, since most of the households 
are members of some savings and credit groups, that information is also likely to 
provide good basis of determining affordability levels of members. 
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It is understandable that despite the communities’ strength and financial 
capability, community alone will not be able to pay for the instant finance for 
housing. This will require financial support from other financing partners. The 
housing program could be implemented through joint finance from the community, 
the NGOs and loans from public agency. In such a financial collaboration individual 
housing cooperative gets the matching loans from the NGO and external agency. 
The NGOs have shown positive interest to become a guarantor of the loans for 
the community if the community is provided with low-interest housing funds and 
land. Again, they could also provide low-interest housing credit to individuals if 
security of tenure is ensured. Therefore, it is proposed that NGOs seek housing loans 
on behalf of the CBO formed based on their ability to meet monthly pay back. 
Mortgage payment collected every month in terms of rent will be paid back to the 
NHA or other financing agency. In this way, housing for the poor is developed based 
on the NHA’s current approach of ‘self-financing housing’ or ‘hire-purchase’.  On 
the other hand, community savings act as the security for the investment made by the 
GNOs. Thus, the role of the NGOs is to provide overall coordination for 
construction, act as a guarantee for the community for monthly payment till 
completion of the debt. Recent success with such a community housing implemented 
may encourage the government to initiate such collaborative affordable low-income 
housing. It was also revealed that to implement such programs in large scale would 
require administrative, financial and policy support from the government and 
willingness and trustworthy collaboration among government, NGOs and the 
community. 
It is proposed that CUP will be responsible for sourcing the professional 
services for the design and construction of the new housing development programs. 
 Chapter 6: Discussions, Conclusions and Recommendations 293 
The government departments such as Department of Architecture, House Building 
Research Institute, NHA and the local government (DCC) zonal offices, DESA and 
WASA will be cooperating with the NGOs for providing respective services and 
facilities. Upon finishing the construction, it is also proposed that a cooperative 
societies will be formed for depending on the number of households and size of the 
project for ensuring responsibility for the major repair and maintenance works of the 
proposed housing apartments. While designing the housing units, the size of the 
apartment unit should comply with the financial affordability and average household 
size. 
With respect to de-facto tenure arrangement on slums and squatters on public 
land the households are not eligible to get legal connections to utilities. It is 
suggested that security of tenure should be granted which may be in form of title or 
temporary lease or rental. Whatever may be the nature of security it should be 
mediated by NGOs in collaboration with the CBOs to identify the appropriate 
beneficiary households. It is also suggested that the tenure security should be granted 
for an agreed period of time (mutually agreed by land owning agency, and the NGO 
for short-term or long-term) which may be subject to renewal. The NGOs will be the 
responsible for overall management of the rental or de-facto arrangement through 
CBOs. This way it would be possible not only to avoid threat of eviction or illegal 
rent seeking, but also ensure service agencies to provide legal connections to 
households. It will also encourage the community investment and thereby reducing 
the expenditure of the service provider agencies. It is also recommended that the 
NGOs could gradually organise and mobilise the resources of the community  
including further housing programs such as home ownership as the households 
continue to increase their savings. 
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6.7.4 Beneficiary Engagement 
The beneficiaries could be engaged in the process of implementation depending on 
the type of the program. In a jointly implemented project where NGO and CBOs are 
working in collaboration in affordable housing development on a new site (for 
example ARBAN housing assistance project), beneficiary participation leads to 
reduced cost of construction and stronger sense of ownership among beneficiaries. 
The beneficiary families can participate through appropriate representative 
participation from each family in terms of supplying labour, overall monitoring and 
supervision of construction activities, supply and purchase of construction materials. 
With respect to slum upgrading it is observed that any form of security of 
tenure must be granted. After granting security of tenure either through short-term 
rental or long-term leasehold, beneficiary participation can be ensured through 
creation of community awareness, and provision of education and training. In the 
case of traditional top-down approach in producing affordable accommodation for 
selling or renting them to the low-income groups, participation of the prospective 
beneficiaries is also possible through CBOs and NGOs. When a project is 
implemented in informal settlements the implementing organisations collect 
household information in the respective settlements. Thereby it is possible to compile 
the information of the households in the informal settlements and prepare a data 
bank. It is important to note that under the UUPR project slum communities are 
organised for saving and credit programs. The individual settlements are divided in 
small community development committees who are responsible for managing 
respective community banking.  Therefore there is an existing mechanism of 
information collection which can be extended for managing an integrated data bank 
for housing. 
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It is important to ask the question: how essential is it to bundle community 
development interventions, physical upgrading and housing development together 
under the same program with defined areas? The respondents indicated that it is 
currently difficult to sustain outcomes of development activities. Although the results 
showed that a high percentage of respondents were actually involved in community 
development activities, many formed a low opinion of the development activities’ 
outcomes. On the contrary, increased participation did not seem to be correlated with 
a high level of appreciation of benefits. Which essentially indicate differential 
necessity and preferences of the people living in the respective areas. Therefore, to 
ensure long term sustainability of the development programs it is recommended that 
neighbourhood based upgrading projects should be comprehensive in nature to 
address social, economic, and physical development components instead of focusing 
on single aspect of development which are after repetitive every after few years. The 
facilitators should be working together to implement respective projects 
simultaneously instead of sector specific programs. Such integration of programs and 
collaboration among NGOs and agencies cannot only lead to more sustained 
outcome but also discourage duplication or repetition of programs. In this respect it 
is suggested that mechanism should be developed in which the local government 
bodies have the statutory powers to collaborate with NGOs and communities.  
6.8 Conclusions 
Finally how can community participation be advanced successfully in housing? 
In this dissertation, it is argued that the answer lies in two aspects. Firstly, through 
building and strengthening community capacity through acknowledgement of 
community interests, community needs and aspirations. And secondly, through 
collaborative leadership and participatory management. What is required is to 
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develop collaborative working relationships among housing actors including 
organisations, individuals, government, landlords and community organisations, to 
find management and leadership principles that can consider the values and 
perspectives, skills and resources of stakeholders and encourage support among 
partners on common purposes. One major aspect of this is to create linkages between 
and among participants, to allow effective communication, sharing, cooperation and 
continuous learning. All stakeholders need to work together in a coordinated manner 
so as to achieve the intended goal. This can only be possible if there is good 
communication among all actors, the sharing of information and ideas as well as 
instituting trust among each other. 
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  Appendix B 
In-depth Interview Schedule for Professionals/Researchers 
 
 [Note: The following questions were used for guidance only. The discussions were 
not limited only to the structured questions below] 
 
Personal Information [for classification purposes, not to disclose the identity] 
 Please tell about yourself and how did you come into this profession? 
 Please give me some basic information on: 
- Your position in the organization 
- Your personal interest 
- Professional interests 
- Vision for future 
Current policy approaches 
 How will you evaluate current public sector efforts and practices for housing 
the low-income people in Dhaka? (Mainly the strength and weaknesses if any. 
Your evaluation could relate to but not limited to equity and social justice in 
access to adequate housing, affordability etc.) 
 How effective are the strategies in Bangladesh relating housing for low-income 
people? (For example top-down approach (direct provision), enabling 
approach, bottom-up approach, coordinated approach etc and their applicability 
in Bangladesh?) 
 In current socio-economic and political context what would be the best way to 
(who and how) (i) initiate (ii) conduct and (iii) coordinate activities for 
addressing the housing problem of the poor? (Public/private, joint partnership, 
Non-profit sector, please elaborate) 
 How do you think government should best respond to the massive low-income 
housing challenge in Dhaka? 
 What type of institutional reforms required in this respect? 
 
 How will you see the efforts of the National Housing Authority and RAJUK? 
What are their strengths? 
 What is the significance of organised community involvement towards low-
income housing? Can you cite some example you are aware of in this regard? 
 In your opinion what are the major factors for failure of the low-income 
housing projects like Bhasantek project? 
NGO/CBO /Government Collaboration in Housing 
 How will you evaluate the contributions of NGOs/CBOs participation in low-
income housing (construction, upgrading as applicable) in Urban Bangladesh? 
Strength and weakness 
 How do you think NGOs/CBOs can participate in the future housing sector for 
the low-income people? 
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 Could you please mention some (at least five, according to priority) 
interventions that can promote NGOs/CBOs to work as intermediaries for 
providing low-income housing (may be related to institutional coordination)? 
 What consider as challenges of NGOs’ participation in low-income housing? 
They could be such as: High land price, lack of coordination, institutional 
support, dealing with government bureaucracy, lack of finance for housing, 
high expectation of the community (beneficiaries), lack of technical knowhow, 
lack of grassroots mobilisation, eviction/security of tenure, urban poor are 
unstable 
 What are the most important issues to be addressed if NGO/ CBOs/private non-
profit sector/ and government have to work together for housing?  
 In your opinion how significant is the interaction of different agencies involved 
in projects. How do you think that can be realised? Who can play the catalyst 
role? Any existing organisation or new one? (Collaborating body) 
 What would be the prospective role of local government authorities? 
 In your opinion, what were the reasons for which government plan of 
developing low-income housing with CUP and other did not work out? 
Land ownership/ tenure 
 According to you what should be the process of addressing the land tenure 
issue for the government? 
 In your opinion what is the prospect of the following options to address the 
problem of land tenure for housing in Dhaka?  
Housing Finance 
 How can the housing finance aspect be addressed? 
 What are the problems for which the nationalised, commercial banks do not 
have loan scheme for housing/low-income housing? 
 Do you think that real estate developers can participate in affordable housing 
supply? 
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Appendix C 
In-depth Interview Schedule for NGOs [ questions are not strictly limited within 
these. The Multiple options are indicative, not exhaustive] 
 
Organisation: 
 
 
Location: 
 
 
Respondent: 
 
 
1. Could you please tell about yourself and how did you come into this 
profession? 
 Your personal interest 
 Professional interests 
 Vision for future 
 
2. Please select all from below that apply to your organisations direct or indirect 
Mission: 
 “Housing for low-income communities 
 Upgrading living environment in low-income communities (water, 
sanitation etc.) 
  Poverty alleviation through income generation opportunities 
 Non formal education/health service 
 Micro-finance 
 Women empowerment 
 Human rights 
 Other: 
3. In case your organisation is not involved in providing/ constructing/facilitating 
housing to low-income communities in Dhaka are you interested working 
towards this in future? Please explain. 
  
If your organisation is directly involved in housing activities for the poor please 
answer the following questions. If not please continue from Question No. 21 
4. Activities of your organisation: 
 
 
 
 
5. Your organisation is: 
 Intermediary 
 Direct service provider 
 Both 
6. What are the major funding sources for projects? 
 National Government 
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 National level Donor NGOS 
 Foreign Donor agencies 
 Other: state please. 
7. What assistance your organisation has so far received for housing development 
from the national finance institutions, or government agencies? 
8. Is there any local interest group/organisation/community providing support to 
your housing efforts? 
9. What was the process of obtaining construction approval process? Is it 
complicated and lengthy involving taxes and fees. 
 
(To what extent does the organisation work collaboratively and strategically with 
other organisations in addressing the issue of low-income homeownership?) 
 
10. What are other organisations you work with? 
11. Can you describe the scope of the relationship? 
12. Please explain in the strategic planning process? Who all participate in strategic 
planning process? 
 
(To what extent does the organisation turn to other organisations for assistance 
and collaboration?) 
 
13. When you work with other organisations, can you explain what the “work 
with” looks like? 
 
(How visible is the organisation in the local community?) 
 
14. Do people know about your organisation? 
15. Are people familiar with your organisation’s mission, vision, and values? 
16. Are people familiar with the projects you have engaged in over the years? 
17. Where does your funding come from? 
18. How would you describe the state of your financial picture? 
19. With whom do you communicate your organisation’s needs? 
20. Is this a tough or easy assignment? 
 
(Organisational collaboration, how and why does the organisation communicate 
with other organisations?) 
 
21. While implementing physical development projects, or any other project in a 
low-income community, may be you need cooperation of many government 
organisation such as DESA, DWASA. Could you please name some of such 
organisation that you have close dealings with and nature of the relationship? 
 
22. Could you describe the organisation’s association/areas of cooperation with the 
agency? 
 
23. What are the private organisations you work with and how do they help you? 
 
24. Do you share resources with other organisations? please explain 
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25. What do you think are the most motivating factors for NGOs to participate in 
the low-income housing? 
26. Could you please mention some of the factors that can promote your 
organisation to work as intermediaries for providing low-income housing (may 
be related to institutional coordination)? 
27. How do the beneficiaries take part in implementing your project? 
(What is the nature of people’s participation in your ongoing projects?) 
28. If your organisation is involved in activities other than providing housing for 
the poor do you consider few barriers that discourage your organisation to take 
part in low-income housing activities? 
29. In current socio-economic and political context what would be the best way to 
(who and how) (i) initiate (ii) conduct and (iii) coordinate activities for 
addressing the housing problem of the poor? Why? 
30. What is the significance of community involvement? 
31. If you think it is important at all how do you attempt to accomplish this? 
(Formation of small community association/group, method of getting feedback 
may be through general observation, Conduct regular survey, conduct meeting 
with community leaders, etc.) 
32. What kind of problems does your organisation encounter while engaging 
people/motivating them to participate? 
33.  Do you encourage CBOs to participate in the project? If so how do they work? 
34. What are the problems your organisation encounter while working with CBOs 
and Government agencies? 
Relation with local government 
35. How are you connected with the local government? (if this is 
regular/moderate/no contact with the city corporation/municipality concerning 
the project design, implementation, budgeting) 
36. How helpful is the local government body? (The ward commissioner, the zonal 
officer is very keen/helpful/not interested in the projects being implemented). 
Selection of community for a project 
37. What are the priority factors for selecting a low-income community for 
project? Select all that apply according to importance. The possible reasons 
could be as follows:  
a) Security of occupancy 
b) City corporation owned land 
c) Land of any government agency 
d) Previously decided by the partner organisation/funding agency 
e) No organisation has implemented project in the recent past 
f) We have other project running there, so some level of existing 
infrastructure 
g) Presence of strong mobilised community with their own initiatives to 
improve living condition 
h) Our organisational preference on the size of the settlement 
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i) Real necessity of improvement (after assessing the situation in several other 
neighbourhoods) 
j) Other, please state 
 
The following questions are to find out your organisations existing 
role/participation/contribution to selected policy making processes as well as to 
provide guidelines for prospective roles. 
 
38. How do you evaluate your organisations participation in the policy making 
process? 
39. Our participation is very well recognised and appreciated by the  
a) government:                (very low to very high) 
b) funding agencies:         
c) Civil society organisations:     
d) beneficiary community:            
40. How well do you think NGO’s experiences/research findings and contribution 
to the slum upgrading is translated into the nations/city planning and policy? 
a) Very well recognised as model for future planning 
b) Well recognised but not to replicate as a model for future development 
c) Not recognised at all 
41. How do you/your organisation take part in the city’s planning process? 
 
 Organised dialogue by the government. (Planning authority, corporation, 
planning commission, housing authority etc.) 
 Committee member 
 Review committee 
 We are never consulted 
 
Barriers/prospects of participation in housing activities 
 
The following questions aim at identifying constraints of NGOs participation in low-
income housing 
42. What do you think are the main strengths of NGOs (Non-profit sectors) in 
housing the poor? 
43. How are you informed about governments’ housing plans and programs for 
low-income group?  
 
a) Through Media 
b) We are being consulted during planning stage 
c) Personal connection 
d) Others please specify 
44. What are the three most significant challenges of your operation in a low-
income neighbourhood? Some of them could be 
a) Resistance of the community 
b) Resistance from the local intermediaries (local power 
group/Mastaan) 
c) Resistance from the owner of land 
d) Institutional coordination etc. 
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45. How do you think government should best respond to the massive low-income 
housing challenge in Dhaka? What type of institutional reforms required in this 
respect? 
46. How do you think NGOs can participate in the future housing sector for the 
low-income people? 
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Appendix D 
Focus Group Guide for Community Representatives/CBO 
 
We would first like to say how happy we are to be able to come and meet you, and 
we thank you for making the time to talk to us. My Name is Halima Begum. I am a 
PhD student at Queensland University of Technology, Australia. This project is 
being undertaken as part of my PhD study. The purpose of this project is to find 
appropriate institutional mechanism for advancing community participation to 
improve adequate housing provision for low-income people in Dhaka. In essence, it 
will identify problems of effective collaboration among different stakeholders in the 
policy implementation process and find out strategies to address the housing 
challenges through promoting community participation. 
You are invited to participate in this project because the research team believes that 
you are the valuable members of Community/NDBUS who represent the grassroots 
slum community. As members of such an association and dwellers of slums you are 
the key informants about the ongoing problems who can also provide future 
directions for finding a participatory mechanism to address the housing problem. The 
research team also believes that your association is the most important stakeholder in 
this endeavour to find a solution to housing problems for the community you belong. 
Therefore your input in this research is extremely valuable. You may also ask for 
clarification if a question is not clear. Your names will not be recorded or associated 
with any remarks that you make. While we may share some of your ideas, your 
identity will remain anonymous. This discussion will last approximately three hours. 
It consists of four sessions. You are free to leave at any time if you decide you no 
longer want to participate or if you have other things to attend to. 
Before we begin, does anyone have any questions? 
Today we would like to discuss in more detail your community life in a slum, your 
roles and contribution and your perception about your participation in the projects 
going on in your community. (Name of the project with implementing agency) 
We are interested in your thoughts and ideas about your participation in improving 
your community particularly  
(i) in the scheme(s) located in your area, especially with respect to your own 
participation in making this scheme work. You do not have to answer every 
question, but please feel free to share your ideas when relevant. And 
(ii) in future schemes with an aim to permanent housing solution for you. 
 
Session 1: (30 Minutes) 
Perhaps we can start off letting you introduce yourselves, and then we will proceed 
with some questions regarding formation of NDBUS. 
 
1.  When did the association start? 
2.  What was the aim of the association? Reason behind the original idea 
3.  What is your association’s future goal? 
4.  How do you want to achieve the goals? 
5.  What are the strengths of the organisation/association? 
6. What are the main limitations of the association if any?  
Session 2: (I hour) 
 322 List of Appendices 
Now we would like to share your ideas about one of the core issues behind formation 
of this association? i.e. government’s reckless slum eviction drives. 
1. How do you think this problem of low-income housing can be addressed in 
Dhaka? 
2. How do you think NGOs can contribute to slum upgrading? What are the areas 
that are of most crucial to address? What should be the role of the government 
i.e. how government can support the housing activities for the poor? 
3. What the NGOs can do in this regard? 
As direct provider: 
Intermediary 
4. What would the most appropriate involvement of the community in developing 
housing for themselves? 
Let us look into the following areas of prospective 
participation/involvement and required intervention/support: 
Component Role of NGO/CBO Government HH 
Land    
Labour    
Materials    
Technology/skill    
Finance    
Management:    
other    
 
5.  We will focus our attention on interaction of different agencies involved in 
projects. Will you tell something about the significance of the interactions of 
the agencies involved? How do you think that can be realised? 
Session 3: (30 Minutes) 
Now I would like to discuss about the government current initiatives of housing the 
low-income people in Dhaka. 
1. What do you know about the low-income housing projects? Where, when and 
by whom? 
2. Do you think they are very successful/unsuccessful in housing the poor? 
Session 4: (60 Minutes) 
The aim of this session is to discuss on various options available to address the 
housing problem and obtain your suggestions for finding possible solution in the 
context of Dhaka 
1. What would be the best way to solve the massive problem of housing in 
Dhaka? We would like to share your ideas about 
 land sharing: 
 tenure regularisation: 
 community mortgage: 
 Community trust: 
 housing micro finance: 
 government incentives: 
 low cost rental accommodation: 
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 any other that you can think of may be applicable in Dhaka? 
2. How do you think the local community can be engaged and motivated for each 
of these purposes? 
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Appendix E 
Household Survey 
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Appendix F 
Interview Schedule for Government Agencies 
 
1. How do you feel about housing availability and affordability for the low-
income population in Dhaka? 
2. What are the main obstacles for solving the housing problem in Dhaka City? In 
your opinion how these problems can be addressed? 
3. What are the institutional reforms required in this respect?  
4. What are your agency’s strengths for solving housing problem? 
5. What are the preferred approaches for providing low and middle-income 
housing in Dhaka? Direct construction/public private participation? Why? 
6. What are the financing mechanisms of implementing low-income housing 
projects (direct government grants or any other?) 
7. Do you have any collaboration with the financial institutions in the country for 
financing the programs? How? 
8. How do describe financial institutions capacity to establish low-interest 
construction and mortgage loans to low and middle-income earners? 
9. How do you describe partnerships and stakeholders in the housing market? 
10. How do you see the likely contribution of (what ways) the private sector and 
NGO sectors’ contribution towards low-income housing? 
11. There are some visible initiative of NGOs in solving the housing g problem in 
Dhaka (for example: ARBAN)? What are your responses about it? Do you 
think they are largely replicable? 
12. In your experience how will you envision about solving low-income housing 
problem in next few years? 
13. How will you evaluate the prospective roles of NGOs in housing development 
for the poor? 
14. In your experience what are the strengths and weakness of the NGOs in 
housing the low-income people? 
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Appendix G 
 List of Supplementary Tables   
 
Table G1: Average Level of Satisfaction with Housing Components  
 
 
 N Minimum Maximum Mean Std. 
 Deviation 
Satisfaction with the overall setting of 
the house 
329 1 5 3.59 .872 
Satisfaction with the indoor space 329 1 5 3.36 .971 
Satisfaction with the privacy 329 1 5 3.61 .812 
Satisfaction with the housing 
materials 
329 1 5 3.43 .846 
Satisfaction with the distance to work 329 1 5 3.59 .930 
Satisfaction with overall security of 
neighbourhood 
329 1 5 3.83 .589 
satisfaction with the community 
facilities, school, mosque, shopping 
etc 
329 1 5 3.85 .531 
satisfaction with the utilities available 329 1 5 3.05 .902 
satisfaction with the living cost in the 
community 
329 1 5 3.11 1.114 
satisfaction with the neighbourhood 
life, relation with neighbours 
329 1 5 4.02 .660 
Valid N (list wise) 329     
Source: Field Survey, 2012 
 
                          Table G2:Residents Like Most with the Community (by settlement) 
 
 Name of settlement Total 
Balurmath Kallayanpur Begun Tila Bauniabadh 
% of 
residents 
% of residents % of residents % of residents % of 
residents 
 
Mutual understanding, 
, trust & efforts 
together 
34.7% 33.8% 23.6% 36.0% 31.3% 
Own property 6.1% 1.4% 0.9% 4.0% 2.7% 
Social environment 0.0% 10.8% 49.1% 0.0% 18.2% 
Community facilities 10.2% 8.1% 0.0% 9.0% 6.1% 
Do not like anything 14.3% 2.7% 4.7% 3.0% 5.2% 
Low rent (cheap to live 
in) 14.3% 25.7% 15.1% 12.0% 16.4% 
Communication and 
location linkage 18.4% 17.6% 4.7% 36.0% 19.1% 
Presence of Relatives 
in the same area 2.0% 0.0% 1.9% 0.0% 0.9% 
Total 100.0% 100.0% 100.0% 100.0% 100.0% 
Source: Field Survey, 2012 
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Table G3: Dominant Reason for Staying in the Settlement 
  
Name of settlement 
Total Balurmath Kallayanpur Begun Tila Bauniabadh 
% of 
households 
% of 
households 
% of 
households 
% of 
households   
 
Very cheap 10.2% 33.8% 29.2% 3.0% 19.5% 
Near to work place 28.6% 31.1% 31.1% 34.0% 31.6% 
Relatives staying here 16.3% 25.7% 14.2% 20.0% 18.8% 
Both very cheap & near 
to work place 
18.4% 4.1% 4.7% 12.0% 8.8% 
All apply 16.3% 0.0% .9% 13.0% 6.7% 
Near to work and 
relatives 
10.2% 5.4% 19.8% 15.0% 13.7% 
Bought this house 0.0% 0.0% 0.0% 3.0% .9% 
Total 100.0% 100.0% 100.0% 100.0% 100.0% 
Source: Field Survey, 2012 
 
 
Table G4: Resident’s Involvement with Organisation Working on Community Development 
 
 
 Are you involved with organisations working 
on improvement of the neighbourhood 
Total 
yes no 
 
Balurmath 46.9% 53.1% 100.0% 
Kallayanpur 63.5% 36.5% 100.0% 
Begun Tila 53.8% 46.2% 100.0% 
Bauniabadh 52.0% 48.0% 100.0% 
Total 54.4% 45.6% 100.0% 
Source: Field Survey, 2012 
 
 
Table G5: Improvement Activities of People in the Neighbourhood 
 
 
 
 
 
 
 
Income 
 
Nature of the activity of improvement of the neighbourhood Total 
Communication 
with local NGO, 
community 
awareness 
activities 
Social 
problems
Charitable NO 
activity
Road & 
drainage dev
NDBUS, training, 
development of 
road 
Health, 
sanitation&
microcredit
 
<10000 30.0% 50.0% 33.3% 19.0% 19.2% 15.0% 16.2% 19.8%
10000 - 
13000 
40.0% 40.0% 16.7% 42.9% 53.8% 40.0% 52.5% 45.0%
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13000 - 
16000 
20.0%
        - 
33.3% 20.4% 19.2% 15.0% 17.5% 18.5%
16000 - 
19000 
          -         - 
4.1% 3.8%
           -            - 
2.1%
19000 - 
22000 
10.0% 10.0%
       - 
4.8%
      - 
20.0% 8.8% 7.6%
22000+ 
                      
- 
        - 
16.7% 8.8% 3.8% 10.0% 5.0% 7.0%
Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
Source: Field Survey,2012 
 
Table G6: Overall Involvement of Residents with Organisation/Association 
 
 
          Source: Field survey, 2012 
 
 
 Table G7: Residents Involvement with Community Level Organisations (Cross 
Tabulation) 
 
 Name of settlement Total 
Balurmath Kallayanpur Begun 
Tila 
Bauniabadh 
 
or
ga
ni
sa
tio
ns
in
vo
lv
em
en
ti
n
m
ul
tip
leUnion 
Count 18 15 26 47 106
% of Total 1.7% 1.4% 2.5% 4.5% 10.1%
Employee 
 association 
Count 8 13 17 14 52
% of Total 0.8% 1.2% 1.6% 1.3% 5.0%
professional 
association 
Count 8 5 11 15 39
% of Total 0.8% 0.5% 1.0% 1.4% 3.7%
 other work 
related 
organisation 
Count 4 5 6 16 31
% of Total 0.4% 0.5% 0.6% 1.5% 3.0%
Religious 
 association 
Count 9 3 10 47 69
% of Total 0.9% 0.3% 1.0% 4.5% 6.6%
Charitable Count 13 1 17 44 75
 Are you involved in organisation or association Total 
Yes No 
 
Balur math 69.4% 30.6% 100.0% 
Kallayanpur 77.0% 23.0% 100.0% 
Begun Tila 86.8% 13.2% 100.0% 
Bauniabadh 56.0% 44.0% 100.0% 
Total 72.6% 27.4% 100.0% 
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organisation % of Total 1.2% 0.1% 1.6% 4.2% 7.1%
Service 
related 
organisation 
Count 4 18 24 35 81
% of Total 0.4% 1.7% 2.3% 3.3% 7.7%
Credit group 
Count 26 42 78 66 212
% of Total 2.5% 4.0% 7.4% 6.3% 20.2%
Recreational 
 Club 
Count 1 2 1 12 16
% of Total 0.1% 0.2% 0.1% 1.1% 1.5%
Political  
Association 
Count 7 5 7 18 37
% of Total 0.7% 0.5% 0.7% 1.7% 3.5%
Tenant  
Association 
Count 1 0 1 3 5
% of Total 0.1% 0.0% 0.1% 0.3% 0.5%
Resident 
 Group 
Count 22 17 52 69 160
% of Total 2.1% 1.6% 5.0% 6.6% 15.3%
Social club 
Count 3 12 2 21 38
% of Total 0.3% 1.1% 0.2% 2.0% 3.6%
Cooperative 
 Group 
Count 19 20 36 53 128
% of Total 1.8% 1.9% 3.4% 5.1% 12.2%
Total 
Count 143 158 288 460 1049
% of Total 13.6% 15.1% 27.5% 43.9% 100.0%
Percentages and totals are based on responses. 
a. Dichotomy group tabulated at value 1. 
            Source: Field Survey,2012 
 
Table G8: Multiple Response Analysis of Residents Organisational Involvement 
 
 org Frequencies  Responses Percent 
of Cases N Percent 
Union 106 10.1% 35.9% 
Employee association 52 5.0% 17.6% 
professional association 39 3.7% 13.2% 
other work related organization 31 3.0% 10.5% 
religious association 69 6.6% 23.4% 
charitable organization 75 7.1% 25.4% 
service related organization 81 7.7% 27.5% 
credit group 212 20.2% 71.9% 
recreational club 16 1.5% 5.4% 
 political association 37 3.5% 12.5% 
 tenant association 5 0.5% 1.7% 
resident group 160 15.3% 54.2% 
social club 38 3.6% 12.9% 
cooperative 128 12.2% 43.4% 
Total 1049 100.0% 355.6% 
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      Source: Field Survey,2012 
 
 Table G9: Limitation of Residents Participation by Income Group 
 What is the limitation of your participation Total 
No 
limitation 
NGOs 
don’t call 
the tenants 
I don’t 
know how 
to get 
involved 
There is 
no 
payment/ 
low 
payment 
Do not 
have 
enough 
time 
i do not 
agree 
with 
organisat
ions 
position 
Not 
interested 
in NGOs 
<10000 13.8%  21.5% 40.0% 12.3% 10.8% 1.5% 100%
10000 - 
13000 20.3% 2.0% 14.9% 25.0% 27.0% 8.1% 2.7% 100%
13000 - 
16000 16.4% 1.6% 14.8% 26.2% 26.2% 9.8% 4.9% 100%
16000 - 
19000 
  28.6% 42.9% 28.6%   100%
19000 - 
22000 24.0% 
 12.0% 16.0% 20.0% 28.0%  100%
22000+ 17.4% 4.3% 13.0% 13.0% 34.8% 13.0% 4.3% 100%
Total 17.9% 1.5% 16.1% 27.1% 24.0% 10.6% 2.7% 100%
Source: Field Survey,2012 
Table G10: Residents Responses on their Participation for Further Community 
 Do you like to be more involved with 
improvement of the neighbourhood 
activities in future 
Total 
Yes no 
Name of 
settlement 
Balurmath 63.3% 36.7% 100.0%
Kallayanpur 79.7% 20.3% 100.0%
Begun Tila 73.6% 26.4% 100.0%
Bauniabadh 50.0% 50.0% 100.0%
Total 66.3% 33.7% 100.0%
Source: Field Survey,2012 
 
 
 
 
 
